CITY OF WINDSOR AGENDA 6/06/2022

Development & Heritage Standing Committee Meeting

Date: June 6, 2022
Time: 4:30 o’clock p.m.

Location: Council Chambers, 15t Floor, Windsor City Hall

All members will have the option of participating in person in Council Chambers
or electronically and will be counted towards quorum in accordance with
Procedure By-law 98-2011 as amended, which allows for electronic meetings.
The minutes will reflect this accordingly. Any delegations will be participating
electronically.

MEMBERS:
Ward 3 — Councillor Rino Bortolin (Chairperson)

Ward 4 — Councillor Chris Holt
Ward 5 — Councillor Ed Sleiman
Ward 7 — Councillor Jeewen Gill
Ward 10 — Councillor Jim Morrison
Lynn Baker

Andrew Foot

Joseph Fratangeli

Anthony Gyemi

John Miller

Dorian Moore

Jake Rondot
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ORDER OF BUSINESS

Item #
1.

7.2.

7.3.

7.4.

Item Description
CALL TO ORDER

READING OF LAND ACKNOWLEDGEMENT

We [I] would like to begin by acknowledging that the land on which we gather is the traditional territory of the
Three Fires Confederacy of First Nations, which includes the Ojibwa, the Odawa, and the Potawatomie. The City
of Windsor honours all First Nations, Inuit and Métis peoples and their valuable past and present contributions to
this land.

DISCLOSURES OF PECUNIARY INTEREST AND THE GENERAL NATURE THEREOF

REQUEST FOR DEFERRALS, REFERRALS OR WITHDRAWALS

COMMUNICATIONS

ADOPTION OF THE PLANNING ACT MINUTES

Development and Heritage Standing Committee Minutes (Planning Act Matters) from the
meeting held May 2, 2022 (SCM 136/2022)

PRESENTATION DELEGATIONS (PLANNING ACT MATTERS)

PLANNING ACT MATTERS

Multi-Residential Interim Control By-law Study - Proposed Official Plan Amendment and
Zoning By-law Amendment (S 64/2022)

Zoning By-Law Amendments for 1646 to 1648 Drouillard Road; File Z-004/22 (ZNG/6659)
Ward 7 (S 46/2022)

Official Plan and Rezoning Amendments — Tunio Development — 3885 & 0 Sandwich Street -
OPA 152 OPA [6504] Z-028/21 ZNG[6503] - Ward 2 (S 65/2022)

Draft Plan of Condominium with Exemption under Section 9(3) of the Condominium Act — St.
Clair Rhodes Development — 233 Watson Avenue — Ward 6 (S 55/2022)
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7.5.

7.6.

10.

10.1.

10.2.
10.3.

11.

11.1.

11.2.

12.

13.
14.

Rezoning — Andi Shallvari - 716 Josephine Ave - Z-011/22 ZNG/6703 - Ward 2
(S 56/2022)

Approval of a Draft Plan of Subdivision for lands located on the south side of North Talbot
Rd, between Southwood Lakes Blvd and HWY 401; File No. SDN-001/21[SDN/6575];
Applicant — Bellocorp Inc.; Ward 1 (S 59/2022)

ADOPTION OF THE MINUTES

Adoption of the Development & Heritage Standing Committee minutes of its meeting held
May 2, 2022 (SCM 125/2022)

PRESENTATIONS AND DELEGATIONS (COMMITTEE ADMINISTRATIVE MATTERS)

HERITAGE ACT MATTERS

1478 Kildare Road, Cunningham Sheet Metal (formerly) - Heritage Permit Request (Ward 4)
(S 60/2022)

Request for Heritage Permit — 3036 Sandwich Street, McKee Park (Ward 2) (S 61/2022)

Request for Partial Demolition of a Heritage Listed Property- 2038 Willistead Crescent, C.E.
Platt House (Ward 4) (S 62/2022)

ADMINISTRATIVE ITEMS

Bill 109, More Homes for Everyone Act, 2022 — Changes to the Planning Act Affecting Site
Plan Control Approval, City Wide (S 57/2022)

Closure of part of southerly half of north/south alley between Brant Street and Wyandotte
Street East, Ward 3 (S 58/2022)

COMMITTEE MATTERS

QUESTION PERIOD
ADJOURNMENT
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Item No. 5.1

Committee Matters: SCM 136/2022

Subject: Development and Heritage Standing Committee Minutes (Planning Act
Matters) from the meeting held May 2, 2022
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CiTY OF WINDSOR — MINUTES

Development & Heritage Standing Committee
(Planning Act Matters)

Date: Monday, May 2, 2022
Time: 4:30 pm

MEMBERS PRESENT:

Councillors:

Ward 3 - Councillor Bortolin (Chair)
Ward 4 - Councillor Holt

Ward 5 - Councillor Sleiman

Ward 7 - Councillor Gill

Ward 10 - Councillor Morrison

Members:

Member Gyemi
Member Moore
Member Rondot

Clerk’s Note: Councillors Morrison and Sleiman and Member Rondot participated via video
conference (Zoom), in accordance with Procedure By-law 98-2011 as amended, which allows for
electronic participation.

ALSO PARTICIPATING VIA VIDEO CONFERENCE ARE THE FOLLOWING FROM
ADMINISTRATION:

Neil Robertson, Manager of Urban Design / Deputy City Planner
Rob Vani, Manager of Inspections / Deputy Chief Building Official
Patrick Winters, Development Engineer

Brian Nagata, Planner || — Development Review

Tracy Tang, Planner |l — Revitalization & Policy Initiatives

Jim Abbs, Planner Ill — Subdivisions

Greg Atkinson, Planner Ill — Economic Development
Adam Szymczak, Planner Ill — Zoning
Kristina Tang, Planner Il — Heritage

Rania Toufeili, Policy Analyst
Marianne Sladic, Clerk Steno Senior
Sandra Gebauer, Council Assistant

ALSO PARTICIPATING IN COUNCIL CHAMBERS ARE THE FOLLOWING FROM
ADMINISTRATION:
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MINUTES

Development & Heritage Standing Committee
Monday, May 2, 2021 Page 2 of 12

Thom Hunt, City Planner

Wira Vendrasco, Deputy City Solicitor — Legal & Real Estate
Michael Cooke, Manager of Planning Policy / Deputy City Planner
Anna Ciacelli, Deputy City Clerk / Supervisor of Council Services

1. CALL TO ORDER

The Chairperson calls the meeting of the Development & Heritage Standing Committee (Planning
Act Matters) to order at 4:40 pm.

2. DISCLOURES OF PECUNIARY INTEREST AND THE GENERAL NATURE
THEREOF

Member Rondot discloses an interest and abstains from voting on Item 7.4 being the report of the
Office of Economic Development & Innovation dated April 12, 2022 entitled "Zoning By-law
Amendment Application to add a site specific zoning provision to allow a permanent patio in the
rear yard at 642 Windermere Road, Z-008/22 [ZNG/6670]," as he is the Chair of the Walkerville
BIA.

3. REQUEST FOR DEFERRALS, REFERRALS OR WITHDRAWALS

None

4. COMMUNICATIONS

None

5. ADOPTION OF THE PLANNING ACT MINUTES

5.1 Minutes of the Development & Heritage Standing Committee (Planning Act
Matters) minutes held April 4, 2022.

Moved by: Councillor Gill
Seconded by: Councillor Holt

THAT the Minutes of the Development & Heritage Standing Committee meeting (Planning Act
Matters) meeting held April 4, 2022 BE ADOPTED as presented.

CARRIED, UNANIMOUSLY.

Report Number: SCM 113/2022
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6. PRESENTATION & DELEGATIONS (PLANNING ACT MATTERS)

Item 7.1 Karl Tanner, Dillon Consulting

ltem 7.1 Rachel Jordan, Area Resident

Item 7.2 Melanie Muir, Dillon Consulting representing 2342046 Ontario Inc.

Item 7.2 Laura Andreozzi-Chorney, Area Resident

Item 7.3 Tracey Pillon-Abbs, representing the Applicant

Item 7.3 Brian Bondy, Area Resident

ltem 7.4 Jeffrey Nanson, Solicitor representing Mr. Vito Maggio, Property Owner
ltem 7.4 Vito Maggio, Applicant

Item 7.4 Jeremy McLellan, Area Resident

ltem 7.4 Lynne Pearlman, Area Resident

7. PLANNING ACT MATTERS

7.1 SDN-002/21 [SDN/6593] — Wonsch Construction
3550 Howard Ave - Plan of Subdivision
Ward 9

Jim Abbs (author), Planner Ill — Subdivisions

Karl Tanner — Dillon Consulting (agent) is in agreement with Administration’s recommendations
and is available for questions.

Moved by: Councillor Holt
Seconded by: Councillor Sleiman

Decision Number: DHSC 386
RECOMMENDATIONS

| THAT the application of Wonsch Construction Company Limited for Draft Plan of
Subdivision approval of Part of Block A, Plan 1259, more particularly described as Part 2,
12R-28366, City of Windsor; BE APPROVED on the following basis:

A  That this approval applies to the draft plan of subdivision, as shown on the attached
Drawing SDN002/21-1, which will facilitate the creation of 4 residential lots.

B. That the Draft Plan Approval shall lapse on (3 years from the date of approval).

C. That the owner(s) enter into a subdivision agreement with the Corporation of the City
of Windsor for the proposed development on the subject lands:

That prior to the execution and registration of the subdivision agreement between the
Owner(s) and the Corporation of the City of Windsor, the Owner(s) shall submit for
approval of the City Planner/Executive Director of Planning & Building a final draft M-
Plan, which shall include the names of all road allowances within the plan, as approved
by the Corporation.
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That the subdivision agreement between the Owner(s) and the Corporation of the City
of Windsor be registered on title prior to the registration of the final plan of subdivision
and shall contain, among other matters, the following provisions:

The Owners will include all items as set out in the results of circularization and other
relevant matters set out in CR 233/98 (Standard Subdivision Agreement).

The Owners create, the following rights-of-way, in accordance with the approved Plan
of Subdivision:

a) 20m right of way for the for the extension of Oakridge Avenue and Farrow Avenue
to the northerly limit of the subject lands;

The Owners convey 0.3m reserve blocks along the north limit of Oakridge Avenue and
Farrow Avenue to the City of Windsor, to the satisfaction of the City Planner.

The Owners agrees to complete a geotechnical report to determine the capacity of the
soil below the road base and building envelopes to the satisfaction of the City Engineer;

The Owner agrees to provide a Noise Study for review prior to registration of the Final
Plan of Subdivision and agrees to implement any mitigation measures recommended,
to the satisfaction of the City Planner;

The Owners agrees to complete an MECP species at risk screening and comply with
all requirements, including any required remediation measures, resulting from any
study or report submitted to the MECP/MNRF regarding SAR assessment, all at its
entire expense, to the satisfaction of the City Planner.

The Owners will comply with all the following requirements relating to sidewalks:
Sidewalks will be constructed:

On the East Side of Oakridge Avenue and Farrow Avenue, to the satisfaction of the
City Engineer and the City Planner;

The Owners shall provide a detailed servicing study report on the impact of the
increased flow to the existing municipal sewer systems to the satisfaction of the City
Engineer, prior to the issuance of a construction permit.

1. The study shall review the proposed impact and recommend solutions to
addressing the problems and ultimate implementation of solutions should there be
a negative impact to the system.

2. The study shall be finalized to the satisfaction of the City Engineer.
The Owners(s) will:

a) Undertake an engineering analysis to identify stormwater quality and quantity
measures as necessary to control any increases in flows in downstream
watercourses, up to and including the 1:100 year design storm, to the satisfaction
of the Municipality and the Essex Region Conservation Authority.
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10.

11

12.

b) Install stormwater management measures identified above, as part of the
development of the site, to the satisfaction of the City Engineer and the Essex
Region Conservation Authority.

c) Obtain the necessary permit or clearance from the Essex Region Conservation
Authority prior to undertaking site alterations and/or construction activities.

The Owners provide cash-in-lieu of parkland as permitted in Section 51.1 of the
Planning Act and in accordance with By-law 12780, as amended, or any successor by-
law to the satisfaction of the Executive Director of Parks and the City Planner prior to
the issuance of construction permits.

The owner shall agree to provide to Union Gas the necessary easements and/or
agreements required by Union Gas for the provision of gas services for this project, in
a form satisfactory to Enbridge.

The Owner(s) shall agree to place the following warnings in all Offers to purchase,
Agreements of Purchase and Sale or lease between the Developer and all prospective
home buyers, and in the title:

“Students from this area may not be able to attend the closest neighbourhood school
due to insufficient capacity and may have to be bussed to a distant school with available
capacity or could be accommodate in temporary portable space.”

NOTES TO DRAFT APPROVAL (File: SDN-002/21)

1.

The applicant is directed to Section 51(39) of The Planning Act 1990 regarding appeal
of any imposed conditions to the Ontario Land Tribunal. Appeals are to be directed to
the City Clerk of the City of Windsor.

It is the applicant's responsibility to fulfil the conditions of draft approval and to ensure
that the required clearance letters are forwarded by the appropriate agencies to the
City of Windsor, to the attention of the Executive Director/City Planner, quoting the
above-noted file number.

The applicant should consult with an Ontario Land Surveyor for this proposed plan
concerning registration requirements relative to the Certification of Titles Act.

The final plan approved by the Corporation of the City of Windsor must be registered
within thirty (30) days or the Corporation may withdraw its approval under Section
51(59) of The Planning Act 1990.

All plans of subdivision/condominium are to be prepared and presented in metric units
and certified by the Ontario Land Surveyor that the final plan is in conformity to the
approved zoning requirements.

THAT the City Clerk and Licence Commissioner BE AUTHORIZED to issue the required
notice respecting approval of the draft plan of subdivision under Section 51(37) of The
Planning Act; and,
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n THAT prior to the final approval of the plan of subdivision by the Corporation of the City of
Windsor, the Executive Director/City Planner shall BE ADVISED, in writing, by the
appropriate agencies that conditions have been satisfied; and,

v THAT the Chief Administrative Officer and City Clerk BE AUTHORIZED to sign all
necessary agreements and documents approved as to form and content satisfactory to the
City Solicitor.

Motion CARRIED UNANIMOUSLY

Report Number: S 45/2022
Clerk’s File: Z/14266

7.2 SDN-003/21 [SDN/6630] — 2342046 Ontario Inc
0 Liberty St — Plan of Subdivision
Ward 9

Jim Abbs (author), Planner Ill — Subdivisions
Melanie Muir — Dillon Consulting (agent) — available for questions.

Moved by: Councillor Sleiman
Seconded by: Member Moore

Decision Number: DHSC 387
RECOMMENDATIONS

| THAT the application of 2342046 Ontario Inc. for Draft Plan of Subdivision approval of Part
of Lots 42 & 43, Plan 713, and Part of Lot 80, Concession 3, City of Windsor, more
particularly described as Parts 1, 2 and 3, 12R-13390; BE APPROVED on the following
basis:

A That this approval applies to the draft plan of subdivision, as shown on the enclosed
Drawing SDN-003/21-1, which will facilitate the creation of 4 residential lots.

B. That the Draft Plan Approval shall lapse on (3 years from the date of approval).

C. That the owner(s) enter into a subdivision agreement with the Corporation of the City
of Windsor for the proposed development on the subject lands:

That prior to the execution and registration of the subdivision agreement between the
Owner(s) and the Corporation of the City of Windsor, the Owner(s) shall submit for
approval of the City Planner/Executive Director of Planning & Building a final draft M-
Plan, which shall include the names of all road allowances within the plan, as approved
by the Corporation.
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7.

That the subdivision agreement between the Owner(s) and the Corporation of the City
of Windsor be registered on title prior to the registration of the final plan of subdivision
and shall contain, among other matters, the following provisions:

The Owners will include all items as set out in the results of circularization and other
relevant matters set out in CR 233/98 (Standard Subdivision Agreement).

The Owners create, prior to the issuance of a building permit, the following rights-of-
way, in accordance with the approved Plan of Subdivision:
b) 20m right of way for Street A;

The Owner agrees, prior to the issuance of a building permit, to remove the existing
barrier on Liberty Avenue and erect a new barrier on the Liberty Avenue Right of way
at the west Limit of the Plan of Subdivision to the satisfaction of the City Engineer

The Owners convey 0.3m reserve block along the west limit of Street A to the City of
Windsor, to the satisfaction of the City Planner.

The Owner agrees to complete a geotechnical report to determine the capacity of the
soil below the road base to the satisfaction of the City Engineer;

The Owner agrees to complete an MECP species at risk screening and comply with all
requirements, including any required remediation measures, resulting from any study
or report submitted to the MECP/MNRF regarding SAR assessment, all at its entire
expense.

The Owners will comply with all the following requirements relating to sidewalks:

Sidewalks will be constructed:

On the East Side of Street A, to the satisfaction of the City Engineer and the City Planner;

8.

The Owners shall provide a detailed servicing study report on the impact of the

increased flow to the existing municipal sewer systems to the satisfaction of the City

Engineer, prior to the issuance of a construction permit.

3. The study shall review the proposed impact and recommend solutions to
addressing the problems and ultimate implementation of solutions should there be
a negative impact to the system.

4. The study shall be finalized to the satisfaction of the City Engineer.
The Owners(s) will:

d) Undertake an engineering analysis to identify stormwater quality and quantity
measures as necessary to control any increases in flows in downstream
watercourses, up to and including the 1:100 year design storm, to the satisfaction
of the Municipality and the Essex Region Conservation Authority.

e) Install stormwater management measures identified above, as part of the
development of the site, to the satisfaction of the City Engineer and the Essex
Region Conservation Authority.
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10.

11

13.

f) Obtain the necessary permit or clearance from the Essex Region Conservation
Authority prior to undertaking site alterations and/or construction activities.

The Owners provide cash-in-lieu of parkland as permitted in Section 51.1 of the
Planning Act and in accordance with By-law 12780, as amended, or any successor by-
law to the satisfaction of the Executive Director of Parks and the City Planner prior to
the issuance of construction permits.

The owner shall agree to provide to Union Gas the necessary easements and/or
agreements required by Union Gas for the provision of gas services for this project, in
a form satisfactory to Enbridge.

The Owner(s) shall agree to place the following warnings in all Offers to purchase,
Agreements of Purchase and Sale or lease between the Developer and all prospective
home buyers, and in the title:

“Students from this area may not be able to attend the closest neighbourhood school
due to insufficient capacity and may have to be bussed to a distant school with available
capacity or could be accommodate in temporary portable space.”

NOTES TO DRAFT APPROVAL (File: SDN-003/21)

1.

The applicant is directed to Section 51(39) of The Planning Act 1990 regarding appeal
of any imposed conditions to the Ontario Land Tribunal. Appeals are to be directed to
the City Clerk of the City of Windsor.

It is the applicant's responsibility to fulfil the conditions of draft approval and to ensure
that the required clearance letters are forwarded by the appropriate agencies to the
City of Windsor, to the attention of the Executive Director/City Planner, quoting the
above-noted file number.

The applicant should consult with an Ontario Land Surveyor for this proposed plan
concerning registration requirements relative to the Certification of Titles Act.

The final plan approved by the Corporation of the City of Windsor must be registered
within thirty (30) days or the Corporation may withdraw its approval under Section
51(59) of The Planning Act 1990.

All plans of subdivision/condominium are to be prepared and presented in metric units
and certified by the Ontario Land Surveyor that the final plan is in conformity to the
approved zoning requirements.

THAT the City Clerk BE AUTHORIZED to issue the required notice respecting approval of
the draft plan of subdivision under Section 51(37) of The Planning Act; and,

THAT prior to the final approval of the plan of subdivision by the Corporation of the City of
Windsor, the Executive Director/City Planner shall BE ADVISED, in writing, by the
appropriate agencies that conditions have been satisfied; and,
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v

VL.

VILI.

VIIL.

XI.

THAT the Chief Administrative Officer and City Clerk BE AUTHORIZED to sign all
necessary agreements and documents approved as to form and content satisfactory to the
City Solicitor; and,

THAT a one-foot wide portion of the Liberty Street right-of-way as shown on Drawing
Number. SDN-003/21-1, contained in this report BE CLOSED AND RETAINED for
municipal purposes subject to the following:

Easements, subject to their being accepted in the City’s standard form and in accordance
with the City’s standard practice, be granted to Enbridge Ltd. and EnWin Utilities Ltd.

THAT the City Planner BE REQUESTED to supply the appropriate legal description for the
area to be closed, in accordance with Drawing Number. SDN 003-21-1, contained in this
report; and,

THAT the City Planner, or designate, BE AUTHORIZED to publish the required legal notice
regarding the portion of the Liberty St. right-of-way to be closed; and,

THAT the City Solicitor BE REQUESTED to prepare the necessary by-law(s) to facilitate the
right-of-way closure; and,

THAT the Chief Administrative Officer and City Clerk BE AUTHORIZED to sign all
necessary documents approved as to form and content satisfactory to the City Solicitor; and,

THAT the matter BE COMPLETED electronically pursuant to By-law Number 366-2003;
and,

THAT the portion of Liberty Street closed by By-law 5588 BE OPENED for vehicular traffic.

Motion CARRIED UNANIMOUSLY

Report Number: S 47/2022
Clerk’s File: Z/14316

7.3 Z-002/22 [ZNG/6657] — 1933923 Ontario Ltd

0 & 817 Elinor and 0 Wyandotte St E — Rezoning
Ward 7

Adam Szymczak (author), Planner Il — Zoning

Tracey Pillon-Abbs — Pillon Abbs Inc (agent) is available for questions.

Moved by: Councillor Gill
Seconded by: Councillor Holt
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Decision Number: DHSC 388
RECOMMENDATIONS

THAT Zoning By-law 8600 BE AMENDED by changing the zoning of Part Alley, Registered
Plan 1142, further described as Parts 3 & 4, Plan 12R-25749, and Lots 26 to 31, Registered
Plan 1142, (Roll No: 060-450-13120 & 060-450-13130), situated at the southwest corner of
Wyandotte Street East and Elinor Street, and known municipally as 817 Elinor Street and 0
Elinor Street from Development Reserve District 1.1 (DRD1.1) and Residential District 1.2
(RD1.2) to Residential District 2.5 (RD2.5) and by adding a site specific exception to Section
20 (1) as follows:

442. SOUTHWEST CORNER OF WYANDOTTE STREET EAST AND ELINOR STREET

For the lands comprising of Part Alley, Registered Plan 1142, further described as Parts 3
& 4, Plan 12R-25749, and Lots 26 to 31, Registered Plan 1142, a multiple dwelling with five
or more dwelling units shall be subject to the following additional provisions:

a) Lot Area — per dwelling unit - minimum 130.0 m?

b) That the required front yard depth, required rear yard depth, and required side yard width
shall not apply.

c) Building Setback — minimum from the lot line adjacent to Wyandotte Street East

(including the corner cut-off) 1.20m
from the lot line adjacent to Elinor Street 250m
from an interior lot line 250m

d) Notwithstanding Section 25.5.20.1.6, the minimum separation of a parking area from a
building wall containing a habitable room window or containing both a main pedestrian
entrance and a habitable room window facing the parking area where the building is
located on the same lot as the parking area shall be 3.50 m

e) Notwithstanding Section 24.40, a loading space is not required.
f) An access area or direct vehicular access to Wyandotte Street East is prohibited.
[ZDM 14; ZNG/6588]

THAT the Site Plan Approval Officer BE DIRECTED to:

a) Circulate any application to the Essex Region Conservation Authority for their review and
comment;

b) Consider the comments from municipal departments and external agencies in Appendix
D attached to Report S /2022.

Motion CARRIED UNANIMOUSLY

Report Number: S 41/2022
Clerk’s File: Z/14296
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7.4 Z-008/22 [ZNG/6670] — Vito Maggio Holdings Inc
642 Windermere Rd — Rezoning
Ward 4

Brian Nagata (author), Planner Il — Development Review

Jeffrey Nanson (agent) and Vito Maggio (applicant) are available for questions. Mr. Nanson gave
a brief presentation, referring to the last two years in which a temporary zoning change permitted
the use of the alley as a patio.

Area residents opposed to the rezoning noted the following concerns:
- Lighting
- Alley speed and safety
- Parking
- Operating hours, and
- Noise

Moved by: Councillor Holt
Seconded by: Councillor Sleiman

Decision Number: DHSC 389
RECOMMENDATIONS

THAT Zoning By-law 8600 BE AMENDED by changing the zoning of Lot 3, Plan 502 (642
Windermere Road; Roll No. 020-070-06600; PIN No. 01136-0246), located on the east side of
Windermere Road, south of Wyandotte Street East, by adding a site specific provision to Section
20(1) as follows:

438. EAST SIDE OF WINDERMERE ROAD, SOUTH OF WYANDOTTE STREET EAST

For the lands comprising of Lot 3, Registered Plan 502 (known municipally as 642 Windermere
Road; Roll No. 020-070-06600; PIN No. 01136-0246), situated on the east side of Windermere
Road, south of Wyandotte Street East, a permanent patio (deck), exclusive to the Restaurant,
located on the property to the north, known municipally as 1731-1737 Wyandotte Street East
(legally described as Lot 1, Registered Plan 502; Roll No. 020-070-06900; PIN No. 01136-0386)
shall be an additional permitted use and the following additional provisions shall apply:

a) Fence with a height of 1.0 metre shall be installed along the east lot line and the segment
of the north lot line which bounds the rear yard, save and except a 1.5 metre wide opening
to provide pedestrian access to the permanent patio.

b) Landscaped open space yard with a minimum depth of 1.2 metres shall be installed along
the east lot line and the segment of the north lot line which bounds the rear yard, save and
except a 1.5 metre wide opening to provide pedestrian access to the permanent patio.

c) Screening fence with a minimum height of 1.8 metres shall be maintained along the segment
of the south lot line which bounds the rear yard.
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d) Notwithstanding Table 24.20.5.1 herein and the registered Site Plan Control Agreement,
dated May 16, 1996, for file number SPC-015/96, no parking spaces shall be required for
the existing legal non-conforming Business Office use at 642 Windermere Road.

THAT Administration BE DIRECTED to provide additional information related to the ability of
licensing to address concerns specifically related to: lighting, noise, operating hours, safety in
alleys, and vehicular movement; and recommended measures; including the implementation of
traffic calming measures, reducing the hours of operation to 11:00 p.m., and prohibition of amplified
music; and that this information BE PROVIDED when this matter proceeds to Council.

Motion CARRIED

Member Rondot discloses an interest and abstains from voting on this matter.

Report Number: S 49/2022
Clerk’s File: Z/14315

8. ADJOURNMENT

There being no further business, the meeting of the Development & Heritage Standing Committee
is adjourned at 6:07 p.m.

Ward 3 — Councillor Bortolin Thom Hunt
(Chairperson) (Secretary)
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Item No. 7.1

CouncilReport: S 64/2022

Subject: Multi-Residential Interim Control By-law Study - Proposed
Official Plan Amendment and Zoning By-law Amendment

Reference:

Date to Council: June 6, 2022
Author: Laura Strahl, MCIP, RPP
Planner Il - Special Projects
Istrahl@citywindsor.ca
519-255-6543 x6396

Planning & Building Services
Report Date: May 20, 2022
Clerk’s File #: 22022

To: Mayor and Members of City Council

Recommendation:

1. THAT the reports titled “MRICBL Background Study” prepared by Municipal
Planning Consultants, dated April 2022, attached as Appendix A to Report S64/2022
BE ACCEPTED.

2. THAT Volume 1: The Primary Plan of the City of Windsor Official Plan (“Official
Plan’) BE AMENDED as follows:

2A) Change the text of the Official Plan as follows:
a) “Commercial Corridor” changes to “Mixed Use Corridor’
b) “Commercial Centre” changes to “Mixed Use Centre”

c) “Mixed Use” changes to “Mixed Use Node”; and

THAT Schedule A-1: Special Policy Areas of the Official Plan IS AMENDED by adding

the Mature Neighbourhoods designation as shown on Schedule A-1-1 attached to this
report; and,

THAT Schedule D: Land Use of the Official Plan IS AMENDED by changing the names
of the designations in the Legend as follows:

i. “Commercial Corridor’ changes to “Mixed Use Corridor”
i. “Commercial Centre” changes to “Mixed Use Centre”

iii. “Mixed Use” changes to “Mixed Use Node”; and
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THAT Schedule D: Land Use of the Official Plan IS FURTHER AMENDED by changing
the existing land use designations to the Mixed Use Corridor, Mixed Use Centre, and
Mixed Use Node designations as shown on Schedule D-1 attached to this report.

2B) Add the following to the Chapter 6 — Land Use:

RESIDENTIAL 6.1.14

INTENSIFICATION To direct residential intensification to those areas of the

City where transportation, municipal services, community
facilities and goods and services are readily available

2C) Delete 6.3.1.3 and replace it with the following:

INTENSIFICATION,  6.3.1.3 To promote residential redevelopment, infill and
INFILL & intensification initiatives in appropriate locations in the City.
REDEVELOPMENT

2D) Delete 6.3.2.1 and replace it with the following:

PERMITTED 6.3.2.1 Uses permitted in the Residential land use designation
Uses identified on Schedule D: Land Use include Low Profile
and Medium Profile dwelling units.

High Profile Residential Buildings shall be directed to
locate in the City Centre, Mixed Use Centres and Mixed
Use Corridors.

2E) Delete 6.3.2.3 and replace it with the following:

TYPES OF 6.3.2.3 For the purposes of this Plan, Low Profile housing

LOWPROFILE development is further classified as follows:
HOUSING

(@) small scale forms: single detached, semi-detached,
duplex and row and multiplexes with up to 8 units.

2F) Delete 6.3.2.4 and replace it with the following:

LOCATIONAL 6.3.2.4 Residential intensification shall be directed to the Mixed Use

CRITERIA Nodes and areas generally within 200 metres of those
Nodes. Within these areas mid-profile buildings, up 4 storeys
in height shall be permitted. These taller buildings shall be
designed to provide a transition in height and massing from
low-profile areas. Residential development shall be located
where:

(a) there is access to a collector or arterial road;
(b) full municipal physical services can be provided;

(c) adequate community services and open spaces are
available or are planned; and

(d) public transportation service can be provided.
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2G) Delete 6.3.2.5 (c) and replace it with the following:

(¢) In existing neighbourhoods, compatible with the
surrounding area in terms of scale, massing, height,
siting, orientation, setbacks, parking and amenity
areas.

In Mature Neighbourhoods as shown on Schedule
A-1, compatible with the surrounding area, as noted
above, and consistent with the streetscape,
architectural style and materials, landscape
character and setback between the buildings and
streets;

2H) Delete 6.3.2.5 (f) and replace it with the following:

() facilitating a gradual transition from Low Profile
residential development to Medium and/or High
profile development and vice versa, where
appropriate. In accordance with Design Guidelines
approved by Council.

2]) Delete 6.3.2.9 and replace it with the following:

NEIGHBOURHOOD 6 3 2 9 Neighbourhood Commercial uses shall be encouraged to
ESX_"{E?%QL locate in Mixed Use Nodes as shown on Schedule J. Ideally
CRITERIA these uses would form part of a multi-use building with

residential uses located above or behind the non-residential
uses on the street front.

At the time of submission, the proponent shall demonstrate
to the satisfaction of the Municipality that a proposed
Neighbourhood Commercial development within a
designated Residential area is:

(a) feasible having regard to the other provisions of this
Plan, provincial legislation, policies and appropriate
guidelines and support studies for uses:

(i)  within or adjacent to any area identified on
Schedule C: Development Constraint Areas
and described in the Environment chapter of
this Plan;

(i) adjacent to sources of nuisance, such as noise,
odour, vibration and dust;

(iif)  within a site of potential or known
contamination;
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(iv)  where traffic generation and distribution is a
provincial or municipal concern;

(v) adjacent to heritage resources; and

(vi) where market impact is identified as a municipal
concern;

(b) in keeping with the goals, objectives and policies of
any secondary plan or guideline plan affecting the
surrounding area;

(c) compatible with the surrounding area in terms of
scale, massing, height, siting, orientation, setbacks,
parking and landscaped areas;

(d) capable of being provided with full municipal physical
services and emergency services; and

(e) provided with adequate off-street parking.

2J) Delete 6.3.2.17 and replace it with the following:

HERITAGE 6.3.2.17 Council shall encourage the retention, restoration and

CONSERVATION sensitive renovation of historic and/or architecturally
significant residential buildings in accordance with the
Heritage Conservation chapter of this Plan.

Infill and intensification within Mature Neighbourhoods,
shown on Schedule A-1, shall be consistent with the built
form, height, massing, architectural and landscape of the
area. Council will adopt Design Guidelines to assistin the
design and review of development in these areas.

2K) Delete 6.3.2.29 and replace it with the following:

COMPATIBLE 6.3.2.29 The creation of additional units through renovation or

Sﬁ:DT';'ONAL redevelopment in existing residential neighbourhoods shall
be done in a manner that is compatible and complimentary
to the character of the neighbourhood. The Zoning By-law
will establish regulations for height, density, and massing
that will preserve the character of stable neighbourhoods.
Council will adopt Design Guidelines to assist inthe design
and review of development applications within existing
stable neighbourhoods.

2L) Delete 6.5 and replace it with the following:
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6.5 Commercial

Commercial lands provide the main locations for the purchase and sale
of goods and services. In order to strengthen Windsor's economy,
ensure convenient access and address compatibility concerns,
Commercial land uses are provided under three designations on
Schedule D: Mixed Use Centre, Mixed Use Corridor and Mixed Use
Nodes.

Over the lifetime of this Plan, the Mixed Use Centres will evolve to
become vibrant mixed-use commercial and residential areas. Ideally, the
predominant form of new or redeveloped housing should be medium and
high-density residential buildings with ground floor and possibly second
floor commercial uses and upper floor residential dwellings.

The following objectives and policies establish the framework for
development decisions in all Commercial areas.

2M) Add the 6.5.1.8 to the Chapter 6 — Land Use:

RESIDENTIAL 6.5.1.8 To promote residential intensification with medium and

INTENSIFICATION high profile buildings to meet the housing needs of the City
in appropriate areas where municipal services, transit and
employment are in proximity.

2N) Delete 6.5.2.2 and replace it with the following:

RESIDENTIAL 6.5.2.2 Medium and high profile residential uses either as stand-
LAJZEE’SANC'LLARY alone buildings or part of a commercial-residential mixed

use buildings shall be integrated within the Mixed Use
Centres in a manner that creates a mixed-use community in
a modern and attractive urban environment.

Institutional uses, community, cultural, recreational and
entertainment facilities shall be permitted in stand-alone
buildings, or in mixed-use buildings/developments. Hotels,
institutional uses, community, cultural, recreational and
entertainment facilities may be located on individual sites,
or form part of a larger, comprehensively planned retail
commercial centre.

In addition to the uses permitted above, Council may permit
ancillary Open Space and Major Institutional uses in areas
designated as Mixed Use Centre on Schedule D: Land Use
without requiring an amendment to this Plan provided that:

(@) the ancillary use is clearly incidental and secondary
to, and complementary with, the main commercial
use; and
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(b) the development satisfies the policies for the
proposed land use.

20) Add 6.5.2.6 (i) to 6.5.2.6:

(i) Council will adopt Design Guidelines that will assist
in the design and review of development
applications in a manner that will ensure
implementation of these policies.

2P) Delete 6.5.3 and replace it with the following:

The Mixed Use Corridor land use designation is intended for areas which
are designed for vehicle oriented Mixed Use uses. Mixed Use Corridors
take the form of Mixed Use strips along Arterial and Collector roads
within Windsor. These Mixed Use Corridors are expected to provide
people-oriented employment and to accommodate higher
density/intensity development, while maintaining a broad mix of land
uses that support investment in transit and the achievement of complete
communities.

2Q) Delete 6.5.3.1 and replace it with the following:

PERMITTED
USES

6.5.3.1 Uses permitted in the Mixed Use Corridor land use
designation are primarily retail, wholesale store (addedby oPA
58, 24 07 2006) and service oriented uses and, to a lesser
extent, office uses.

Medium and High profile residential uses either as stand-
alone buildings or part of a commercial-residential mixed
use buildings shall be throughout the Corridors.

2R) Delete 6.5.3.3 and replace it with the following:

STREET
PRESENCE

6.5.3.3 Council will encourage Mixed Use Corridor development to
provide a continuous street frontage and presence.
Accordingly, development along a Mixed-Use Corridor
shall be:

(@) no more than four storeys in height, except on lands
immediately adjacent to an intersection with a Class |
or Class Il Arterial Road or Class | or Class |l
Collector Road where the height of buildings shall
generally not exceed the width of the road right-or-
way abutting the development site; and
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2S)Add 6.5.3.8 (f) to 6.5.3.8:

(b)

(i)

Notwithstanding the identified maximum building
height, the City may consider additional height, where
the City is satisfied that the proposed height achieves
compatible development, and where appropriate
transitions to abutting lower scale development are
established. Appropriate transitions may be achieved
through the implementation of regulatory techniques
including, but not limited to new height limitations,
enhanced building setbacks and step backs,
enhanced landscape buffers and planting
requirements and/or the implementation of an angular
plane. Permissions for taller buildings may be
established through a site specific zoning By-law
Amendment;

(c) encouraged to locate the buildings at the street
frontage lot line with parking accommodated at the
rear of the site.

Council will adopt Design Guidelines that will assist
in the design and review of development
applications in a manner that will ensure

2T) Delete 6.9 and replace it with the following:

The lands designated as “Mixed Use Nodes” on Schedule D: Land Use
provide the main locations for compact clusters of commercial, office,
institutional, open space and residential uses. These areas are intended
to serve as the focal point for the surrounding neighbourhoods,
community. As such, they will be designed with a pedestrian orientation
and foster a distinctive and attractive area identity.

The following objectives and policies establish the framework for
development decisions in Mixed Use Nodes areas.
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2U) Delete 6.9.2.2
2V) Delete 6.9.2.3 and replace it with 6.9.2.2:

(L:OCATIONAL 6.9.2.2 Mixed Use Nodes development shall be located where:
RITERIA

(@) there is access to Class | or Class Il Arterial Roads or
Class | Collector Road;

(b) full municipal physical services can be provided;
(c) public transportation service can be provided; and

(d) the surrounding development pattern is compatible
with Mixed Use Nodes development.

2W) Delete 6.9.2.5(b) and replace it with 6.9.2.4 (b):

(b) the mass, scale, orientation, form, and siting of the
development achieves a compact urban form and a
pedestrian friendly environment. Building should not
exceed 4 storeys in height;

2X) Add 8.7.2.3 (j) to the Chapter 8 — Urban Design:

() Council may adopt Design Guidelines that will assist
in the design and review of applications for
development in accordance with the policies noted
above.

2Y) Add 9.3.8 to Chapter 9 — Heritage Conservation:

'\RﬂiggF?EN'ZE 9.3.8 Schedule A-1 illustrates Mature Neighbourhoods in the
NEIGHBOURHOODS City. These areas are not designated as Heritage Areas or
AS HERITAGE Heritage Conservation Districts. However, the areas
RESOURCE reflect the cultural heritage of the City and should be

protected. When considering the development of these
areas, the policies of Section 9.3.7(d) shall be applied.
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3. THAT Zoning By-law 8600 BE AMENDED as follows:

3A) Delete Section 10.1.5.4 and substitute with a new Section 10.1.5.4 as follows:

Dublex Semi- Single

Dweplling Detached Unit
Dwelling Dwelling

Mair_1 Building Height - 90m 90m 90m

maximum
3B) Add Section 10.1.5.10 as follows:

Semi- Single

D?,;J(S:ﬁ]x Detached Unit
9 Dwelling Dwelling
.10 Gross Floor Area - maximum 400 m?2 400 m?2 400 m?2

3C) Delete Section 10.2.5.4 and substitute with a new Section 10.2.5.4 as follows:

Duplex Semi- Single
Dwepllin Detached Unit
9 Dwelling Dwelling
Main Building Height - 90m 90 m 90 m
maximum ' ' '
3D) Add Section 10.2.5.10 as follows:
Semi- Single
D?cheﬁ:%); Detached Unit
Dwelling Dwelling
.10 Gross Floor Area - maximum 400 m? 400 m? 400 m?

3E) Delete Section 10.3.5.4 and substitute with a new Section 10.3.5.4 as follows:
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Semi- Single

DDV\L/J(EI:%X Detached Unit
9 Dwelling Dwelling

4  MainBuilding Height - 9.0 m 9.0 m 9.0 m

maximum
3F) Add Section 10.3.5.10 as follows:

Semi- Single

DD\AL/JPI:%X Detached Unit
N9 Dweling  Dwelling
.10 Gross Floor Area - maximum 400 m?2 400 m? 400 m?2

3G) Delete Section 10.4.5.4 and substitute with a new Section 10.4.5.4 as follows:

Semi- Single

Dlj\lyg:ax Detached Unit
9  Dweling  Dweliing

Main Building Height -
maximum 9.0m 9.0m 9.0m
3H) Add Section 10.4.5.10 as follows:

Semi- Single

DDuepI:.enx Detached Unit
WeliNg  Dweling  Dwelling
.10 Gross Floor Area - maximum 400 m? 400 m? 400 m?

3l) Delete Section 10.5.5.4 and substitute with a new Section 10.4.5.4 as follows:

Main Building Height -

. um
maximum 9.0
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3J) Add

Section 10 Gross Floor Area - maximum
10.5.5.
10 as follows:

400 m?

3K) Delete Section 11.1.5.4 and substitute with a new Section 11.1.5.4 as follows:

3L) Add Section 11.1.5.10 as follows:

Main Building Height -

maximum

3M) Delete
Section

11.2.5

.10 Gross Floor Area - maximum

Duplex

Dwelling

90 m

Duplex

Dwelling

400 m?

and substitute with a new Section 11.2.5 as follows:

11.2.5

PROVISIONS
.1 Duplex Dwelling

A Lot Width — minimum

No ol wiv

.2 Semi-Detached Dwelling

No o~ wi =
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Lot Area — minimum

Lot Coverage — maximum
Main Building Height — maximum
Front Yard Depth — minimum
Rear Yard Depth — minimum
Side Yard Width —
10 Gross Floor Area — maximum

minimum

Lot Width — minimum

Lot Area — minimum

Lot Coverage — maximum
Main Building Height — maximum
Front Yard Depth — minimum
Rear Yard Depth — minimum
Side Yard Width —

minimum

Page 27 of 891

Semi-
Detached
Dwelling

90 m

Semi-
Detached
Dwelling

400 m?

12.0 m
360.0 m?
45.0%
90m
6.0m
750 m
1.20m
400 m?

15.0m
450.0 m?
45.0%
90m
6.0m
7.50 m
1.20 m

Single
Unit
Dwelling

9.0 m

Single
Unit
Dwelling

400 m?

Page 11 of 24



.10 Gross Floor Area — maximum 400 m2
.3 Single Unit Dwelling

1 Lot Width — minimum 9.0m

2 Lot Area — minimum 270.0 m?
.3 Lot Coverage — maximum 45.0%

4 Main Building Height — maximum 9.0m

.5  Front Yard Depth — minimum 6.0 m

6 Rear Yard Depth — minimum 7.50 m
.7 Side Yard Width — minimum 1.20 m
.10 Gross Floor Area — maximum 400 m?2

4 Double Duplex Dwelling or Multiple Dwelling

1 Lot Width — minimum 18.0 m
2 Lot Area — minimum 540.0 m?
.3 Lot Coverage — maximum 45.0%

4 Main Building Height — maximum 9.0 m

.5 Front Yard Depth — minimum 6.0 m

.6 Rear Yard Depth — minimum 750 m
.7 Side Yard Width — minimum 1.80m
.10 Gross Floor Area — maximum 400 m2

.5 Townhome Dwelling

1 Lot Width — minimum 200 m

2 Lot Area — per dwelling unit — minimum 200.0 m?
3 Lot Coverage — maximum 45.0%

4 Main Building Height — maximum 9.0m

.5  Front Yard Depth — minimum 6.0 m

6 Rear Yard Depth — minimum 7.50 m
.7 Side Yard Width — minimum 1.50 m
10 Gross Floor Area — maximum 400 m?

3N) Delete Section 11.3.5.4 and substitute with a new Section 11.3.5.4 as follows:

Semi- . :
Detached S[I)nglirlr:mt Tc[;wnrlllqr:ne
Dwelling weling weling
Malp Building Height - 90m 90m 90m
maximum
30) Add Section 11.3.5.10 as follows:
Semi- Single Unit Townhome
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Detached  Dwelling Dwelling
Dwelling

.10 Gross Floor Area - maximum 400 m? 400 m? 400 m?

3P) Delete Section 11.4.5.4 and substitute with a new Section 11.4.5.4 as follows:

Semi-

Detached SE)nV%Ie?"Hn't
Dwelling 9
Mair_1 Building Height - 90m 90m
maximum
3Q) Add Section 11.4.5.10 as follows:
Semi- . .
Detached SE)nV%Iei"l:nlt
Dwelling eling
.10 Gross Floor Area - maximum 400 m? 400 m?

3R) Delete Section 5.2.20.1

4. THAT Interim Control By-law 103-2020 BE REPEALED when the amending by-laws

that implement the Official Plan Amendment and Zoning By-law amendments are in
force.

5. THAT the City of Windsor Intensification Guidelines BE ADOPTED as the Design
Guidelines referenced in the Official Plan to evaluate Infill and Intensification
development proposals.

Executive Summary:

On July 13th, 2020, Council approved Interim Control By-law 103-2020 that prohibits
the use on all lands, buildings, and structures for a Group Home, Shelter, Lodging
House, and a Dwelling with five or more dwelling units, other than those exempted in
the Interim Control By-law in order to conduct a study. Council approved an extension
to By-law 99-2021 on May 18, 2022 for an additional year. The Interim Control By-law
will expire on July 13, 2022.
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The City hired a consortium of consultants made up of Municipal Planning Consultants,
The Planning Partnership and The Altus Group (the “consultants) to undertake the
study. The main purpose of the Multi-Residential Interim Control By-law (MRICBL)
Study is to determine the following:

e The appropriate locations within the city that can accommodate additional
residential density;

e How to appropriately guide growth to those geographic areas;
e The extent to which a designated area can accommodate growth;
e How to ensure compatibility within the existing neighbourhood context; and

e The MRICBL Study also includes a review of Group Homes, Lodging Houses
and Shelters to bring in compliance with the Human Rights Code.

The consultants have completed three reports that contain recommendations for the
City to consider implementing to achieve the purposes of the MRICBL Study. Some of
these recommendations will be implemented with the adoption of the OPA and Zoning
Bylaw amendments contained in the recommendations of this report, while others will
form part of an ongoing work program for the City.

The proposed Official Plan Amendment (OPA) implements a number of the
recommendations that start to put the policy direction around infill and intensification in
place. This policy direction focus intensification to areas that can support it and where it
is most appropriate. The maijority of intensification will be guided to “Intensification
Priority Areas” made up of Mixed Use Centres, Mixed Use Corridors and Mixed Use
Nodes, all of which will be identified on a new Official Plan Schedule D1.

Comepatibility of proposed development within existing neighbourhoods is also
addressed in the amendments by providing some direction about defining and
describing it, as well as making it a requirement of all new development. The OPA also
provides the policy foundation for adopting the Intensification Guidelines as a way to
help design and evaluate development proposals for compatibility with surrounding
neighbourhood.

The proposed ZBA focuses primarily on addressing the compatibility of infill
development proposals in existing mature/stable neighbourhoods.

This report also recommends the adoption of the Windsor Intensification Guidelines to
provide direction for the design of future residential projects that respect the unique
character of Windsor's existing neighbourhoods. The Urban Design Guidelines will
provide predictability for applicants, the City, and stakeholders, by providing consistent
direction about the criteria for the design of proposed development in Intensification
Areas. The provisions, and examples in the Intensification Guidelines will be used as
the foundation of design for intensification projects, and will be used in the assessment
development proposals.
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The MRICBL Study includes a review of definitions of Group Home, Lodging House and
Shelter in Zoning By-law 8600 and 85-18. These definitions have been problematic in
the way they are defined in the zoning by-law and need to be addressed for compliance
with the Ontario Human Rights Code. Staff are continuing to work with the consultants
to develop appropriate definitions and zoning requirements that are consistent with the
OHRC and what the Planning Act can enable. A subsequent ZBA will be coming to
Standing Committee and Council in the near future to addresses the definitional issues.

Additionally, staff have been reviewing opportunities within the existing zoning
categories to allow more “as of right” housing options. A subsequent ZBA will be
coming to Standing Committee and Council to “pre-zone” some of the Intensification
Priority Areas to provide for more housing options.

Background:

Section 38(1) of the Planning Act permits a municipality to pass an interim control by-
law (ICBL) that prohibits the use of land, buildings or structures for such purposes as
set out in the by-law. This in effect “freezes” development (that is described by the by-
law) on the lands for a period not to exceed one year. An ICBL is an important planning
tool that allows the municipality to rethink its current land use policies by suspending
development that may end up conflicting with any new policy that may be developed.
However, in order to enact an ICBL, Council must direct that a review or study be
undertaken with respect to the existing land use policies in question.

On July 13th, 2020, Council approved Interim Control By-law 103-2020 that prohibits
the use on all lands, buildings, and structures for a Group Home, Shelter, Lodging
House, and a Dwelling with five or more dwelling units, other than those exempted in
the Interim Control By-law in order to conduct a study. No appeals were received. This
will allow Administration to review and, if deemed appropriate, implement the findings of
the said study.

On May 18, 2021, Council approved By-law 99-2021 that extended Interim Control By-
law 103-2020 for an additional year. The Interim Control By-law will expire on July 13,
2022.

The City hired a consortium of consultants made up of Municipal Planning Consultants,
The Planning Partnership and The Altus Group (the “consultants) to undertake the
study. The consultants have now completed the background studies and drafted
amendments to the City’s Official Plan and Zoning By-law 8600 to implement the
recommendations of the background reports.

The purpose of this report is to recommend amendments to the Official Plan and Zoning
By-law 8600 and By-law 85-18 that implement the findings of the Multi-Residential
Interim Control By-law (MRICBL) Study.

Discussion:

The main purpose of the MRICBL Study is to determine the following:
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e The appropriate locations within the city that can accommodate additional
residential density;

e How to appropriately guide growth to those geographic areas;
e The extent to which a designated area can accommodate growth;
e How to ensure compatibility within the existing neighbourhood context; and

e The MRICBL Study also includes a review of Group Homes, Lodging Houses
and Shelters to bring in compliance with the Human Rights Code.

To address the above items, the consultants completed three reports:

Demographics and Economic Analysis (Altus Group) (attached as Appendix A) — This
report provides demographic and economic analysis on factors driving intensification
and infill demand in the City to inform planning policy recommendations for necessary
changes to the City of Windsor Official Plan and Zoning By-law to achieve the goal of
increased intensification within the City's existing built-up area.

The Multi-Residential Interim Control Bylaw Study Background Report (Municipal
Planning Consultants and The Planning Partnership) (attached as Appendix B) — This
report reviews relevant legislation, and City of Windsor policy documents and makes
recommendations to address the main purposes of the study.

Intensification Guidelines (The Planning Partnership) (attached as Appendix C) — This
document contains design guidelines that are intended as a framework that outlines the
characteristics of various design concepts and principles associated with infill and
intensification. The intent is to guide new development to become distinctive, while
contextually compatible with existing neighbourhoods.

Each report contains recommendations for the City to consider implementing to achieve
the purposes of the MRICBL Study. Some of these recommendations will be
implemented with the adoption of the OPA and Zoning Bylaw amendments contained in
the recommendations of this report, while others will form part of an ongoing work
program for the City. The key findings of the above reports are as follows:

The Demographic Report:

The Demographic Report was prepared by the Altus Group. This report provides
demographic and economic analysis on factors driving intensification and infill demand
in the City to inform planning policy recommendations for necessary changes to the
City’s Official Plan and Zoning By-law with the goal of increasing intensification within

the City's existing built-up area. The analysis contained in the report was used to inform
the policy recommendations made in the subsequent consultant reports.

The following is a summary of the findings of the Demographic Report:
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e The City needs more housing inthe inner areas of the City, with populations in a
majority of the City declining due to a lack of new housing options and shrinking
average household sizes;

e The City is not seeing enough purpose-built rental housing constructed to meet
demand;

e Access to retail, transit and other community amenities can bolster the market for
new residential development, making an area attractive to prospective new
households;

e Similarly, adding residential uses near existing retail clusters can improve the
viability of those retail environments. The practice of redeveloping major retail
centres for a mix of uses including residential, as well as other community
amenities such as parks, community centres, and even additional retail is
growing across Ontario and Canada;

e The introduction of residential uses in close proximity to established retail centres
can help to add value for retailers and allow for a mix of uses that make for
convenient shopping for new residents, as well as help boost demand for
additional retail uses in some cases;

e The City needs to account for prospective growth in post-secondary enrolment in
forecasting housing needs; and,

e Given the significant under supply of industrial space in the Province and
Southwestern Ontario, the City should be seeking to retain as many occupied
and vacant employment lands as possible, unless there are compelling reasons
to allow residential uses on them.

The Multi-Residential Interim Control Bylaw Study Background Report:

Enabling infilling and intensification in the city can help to achieve a number of
Provincial and municipal objectives. As such, the main purpose of the study prepared
by Municipal Planning Consultants and The Planning Partnership is to

e Determine the appropriate locations within the City that can accommodate
additional residential density;

e How to appropriately guide growth to those geographic areas;
e Determine to what extent a designated area can accommodate growth; and,

e How to ensure compatibility within the existing neighbourhood context.
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A comprehensive approach to planning for residential intensification within a definable
urban structure framework provides greater clarity and certainty for the developers
looking to construction infill and/or higher density projects, and the neighbourhoods that
will become home to these projects. This means that there is a clear responsibility for
the City to define where intensification initiatives are appropriate and desirable, and
equally important, where those intensification activities need to be more significantly
planned for and managed.

There is an increasing awareness that the character of existing and historic or mature
communities in Windsor is vitally important. The proposed framework encourages
intensification in the appropriate areas while also ensuring the compatibility of the
development with the surrounding neighbourhood. As such, there has been as much
emphasis on ensuring compatible development as there has been on exploring new
ways for the city to grow.

In order to develop the framework, and the subsequent recommendations, it is
important to understand a number of fundamental principles and the legislative authority
under the Planning Act for planning for housing. All regulations of the City's planning
instruments must implement planning regulations in accordance with the Ontario
Human Rights Code. Section 2.1 of the Code which states:

Every person has a right to equal treatment with respect to the occupancy
of accommodation without discrimination because of race, ancestry, place
of origin, colour, ethnic origin, citizenship, creed, sex, sexual orientation,
age, marital status, family status, disability or the receipt of public
assistance.

The City cannot use the Planning Act to regulate the number of residents in a dwelling
unit, the tenure of a dwelling unit, or the relationship to one another of the people living
in the dwelling unit. It cannot implement policies or regulations that discriminate, even

inadvertently, against anyone based on the any of the reasons cited above.

The City can control the land uses permitted on a lot, the number of dwelling units on a
lot, the number and size of buildings on a lot, the location of the buildings on a lot and
the height and massing of buildings on a lot and parking requirements. It can also
require that new development be compatible with existing neighbourhoods, and
implement ways to evaluate this. The Multi-Residential Interim Control Bylaw Study
Background Report focuses on a policy framework that the City can implement under its
Planning Act authority, while also ensuring compliance with Ontario’s Human Rights
Code. The following is a summary of the conclusions found within the Multi-Residential
Interim Control Bylaw Study Background Report:

e Stand-alone medium and high profile buildings should be permitted in the
Regional Centres (designation name to exclude “Commercial’), with a policy
framework that ensures appropriate transitions to adjacent communities;

e Medium profile combined (mixed) use buildings should be permitted in the
Regional Centres and the Corridors with a policy framework that ensures
appropriate transitions to adjacent communities;
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e Combined use buildings up to 4 storeys high should be permitted in the
Neighbourhood Nodes;

e The Residential policies should include consideration of modestly scaled
intensification projects within 50 m of a Neighbourhood Node;

e Mature Neighbourhoods should be identified on Schedule G to the Official Plan;

¢ Intensification in these areas should be limited to development of a consistent
character to what presently exists in those areas in terms of front and side-yard
setbacks, height and density;

e The low density Residential Zones should include maximum gross floor area
limits and reduce maximum height to 9 metres;

e The minimum dwelling unit size should be eliminated from the Zoning By-law;

e The Residential policies should define limits to intensification that will ensure that
re-development for intensification is compatible with the existing built form;

e Additional policies regarding parking and landscaping requirements should be
included in the Official Plan;

e The City should amend the Official Plan and Zoning By-law to ensure compliance
with the Human Rights Code for various forms of Special Needs Housing; and,

e The Official Plan should enable Council to adopt Design Guidelines and
implement those guidelines through architectural control in the development
process. Design Guidelines will be implemented through a combination of
Associated Official Plan design-focused policies, the Zoning By-law and Site Plan
Approval, and potentially through urban/architectural design control processes.

Recommendation 1 is to adopt The Multi-Residential Interim Control Bylaw Study
Background Report as the required study from passing the Interim Control By-law and
as the supporting documentation for the proposed Official Plan Amendment and Zoning
Bylaw Amendments.

Proposed Official Plan Amendment

The proposed Official Plan Amendment (OPA) implements a number of the
recommendations above. The OPA puts the policy direction around infill and
intensification in place. This policy direction focus intensification to areas that can
support it and where it is most appropriate — places that have access to transit, goods
and services, infrastructure, etc.

The majority of intensification will be guided to “Intensification Priority Areas” made up
of Mixed Use Centres, Mixed Use Corridors and Mixed Use Nodes, all of which will be
identified on a new Official Plan Schedule D1.

Comepatibility of proposed development within existing neighbourhoods is also
addressed in the amendments by providing some direction about defining and
describing it, as well as making it a requirement of all new development. The OPA also
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provides the policy foundation for adopting the Intensification Guidelines as a way to
help design and evaluate development proposals for compatibility with surrounding
neighbourhood.

The Official Plan (OP) is implemented by the Zoning Bylaw, so adopting the OPA will
allow for the Zoning Bylaw Amendments to be consistent with the OP. The policy
framework will also provide guidance for the development of subsequent Zoning Bylaw
Amendments that will implement the remaining recommendations contained in the
consultant’s report.

Recommendation 2 is recommending that the OP be amended in the manner described
in the recommendation.

Proposed Zoning By-law Amendment

The proposed Zoning By-law Amendment (ZBA) addresses a number of the
recommendations coming out of the Multi-Residential Interim Control Bylaw Study
Background Report and begins to implement the policy framework contained within the
updated OP.

The proposed ZBA focuses primarily on addressing the compatibility of infill
development proposals in existing mature/stable neighbourhoods. The Low Profile
Neighbourhoods have existing intensification rights as a result of the Additional Dwelling
Unit policies which now permit up to three units on a property. The consultants
concluded that the current zoning provisions, particularly the building massing
provisions, for the lower profile zoning categories are too permissive and fail to preserve
the character of the surrounding neighbourhoods.

As aresult, the recommended ZBA reduces the maximum building height from 10
metres to 9 metres in the RD1.1, RD1.2, RD1.3, RD1.4, RD1.5, RD2.1, RD2.2, RD2.3,
and RD2.4. It will also limit the total maximum gross floor area to 400m? (~4,305 ft?) for
a property. These changes are intended to make sure that the scale and height of new
development is more consistent with what is currently found within many
neighbourhoods.

Recommendation 3 describes the proposed amendments to the Comprehensive Zoning
By-law and recommends that Zoning By-law be amended.

Provincial Policy Statement, 2020

The Provincial Policy Statement (PPS) provides direction on matters of provincial
interest related to land use planning and development and sets the policy foundation for
regulating the development and use of land in Ontario.

The vision of the PPS focuses growth and development within urban settlement areas,
that land use must be carefully managed to accommodate appropriate development to
meet the full range of current and future needs, while achieving efficient development
patterns. Planning authorities are encouraged to permit and facilitate a range of housing
options, including residential intensification, to respond to current and future needs.
Land use patterns should promote a mix of housing, including opportunities for infill and
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intensification that support a broad range of housing options. Specific Provincial Policy
that applies to this OPA and ZBA are summarized below.

Policy 1.1.1 of the PPS states:
‘Healthy, liveable and safe communities are sustained by:

a) promoting efficient developmentand land use patterns which sustain the financial
well-being of the Province and municipalities over the long term;

b) accommodating an appropriate affordable and market-based range and mix of
residential types (including single-detached, additional residential units, multi-unit
housing, affordable housing and housing for older persons), employment (including
industrial and commercial), institutional (including places of worship, cemeteries and
long-term care homes), recreation, park and open space, and other uses to meet
long-term needs;

e) promoting the integration of land use planning, gronth management, transit-
supportive development, intensification and infrastructure planning to achieve cost-
effective development patterns, optimization of transit investments, and standards to
minimize land consumption and servicing costs;”

The proposed OPA and ZBA is supportive of an efficient development approach that will
have no adverse impact on the financial well-being of the City, land consumption, and
servicing costs, and it accommodates an appropriate range of residential uses, and
optimizes investments in transit.

Policy 1.1.3.1 of the PPS states:
‘Settlement areas shall be the focus of growth and development.”
Policy 1.1.3.2 of the PPS states:

“and use patterns within settlement areas shall be based on densities and a mix of
land uses which:

a) efficiently use land and resources;

b) 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;

e) support active transportation;
f) are transit-supportive, where transit is planned, exists or may be developed,”
Policy 1.1.3.3 of the PPS states:

Planning authorities shall identify appropriate locations and promote
opportunities for transit-supportive development, accommodating a
significant supply and range of housing options through intensification
and redevelopment where this can be accommodated taking into account
existing building stock or areas, including brownfield sites, and the
availability of suitable existing or planned infrastructure and public service
facilities required to accommodate projected needs.

The OPA and ZBA promotes a land use that makes efficient use of land and existing
infrastructure, and identifies appropriate locations and promote opportunities for transit-
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supportive development and a range of housing options through intensification. Active
transportation options and transit services have been taken into consideration in
recommending the appropriate locations for additional infill and intensification.

Policy 1.1.3.3 of the PPS states:

Appropriate development standards should be promoted which facilitate
intensification, redevelopment and compact form, while avoiding or
mitigating risks to public health and safety.

The OPA provides development standards that will help to facilitate appropriate
intensification and development that is compatible with the surrounding
neighbourhood.

Windsor Intensification Guidelines

Building on the principles of ‘compatible’ development and guided by the policies
articulated in the Official Plan (OP), the objective of the Intensification Guidelines is to
provide direction for the design of future residential projects that respect the unique
character of Windsor's neighbourhoods.

The design guidelines (see Appendix C) are intended to guide new development to
become distinctive, while relating harmoniously to the use, scale, architecture,
streetscapes, and neighbourhoods of Windsor, as well as meeting the needs of its
citizens and visitors. The Urban Design Guidelines will provide predictability for
applicants, the City, and stakeholders, by providing consistent direction about the
criteria for the design of proposed development in Intensification Areas. The provisions,
and examples in the Intensification Guidelines will be used as the foundation of design
for intensification projects, and will be used in the assessment development proposals.

Recommendation 5 is to adopt the City of Windsor Intensification as the Design
Guidelines referenced in the Official Plan to evaluate Infill and Intensification
development proposals.

Future Work Program

There are few areas that were identified in the Background Report that are still being
reviewed and will be part of the Planning Department’s short-term work programme. It
is anticipated that there will be additional Zoning By-law Amendments required to further
support intensification across the city.

The MRICBL Study includes a review of definitions of Group Home, Lodging House and
Shelter in Zoning By-law 8600 and 85-18. These definitions have been problematic in
the way they are defined in the zoning by-law and need to be addressed for compliance
with the Ontario Human Rights Code. Staff are continuing to work with the consultants
to develop appropriate definitions and zoning requirements that are consistent with the
OHRC and what the Planning Act can enable. A subsequent ZBA will be coming to
Standing Committee and Council in the near future to addresses the definitional issues.
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Additionally, staff have been reviewing opportunities within the existing zoning
categories to allow more “as of right” housing options. A subsequent ZBA will be
coming to Standing Committee and Council to “pre-zone” some of the Intensification
Priority Areas to provide for more housing options.

Risk Analysis:

Given that the Recommendations in this report represent a fundamental change to how
the City of Windsor proposes to guide and regulate infill and intensification opportunities
throughout the city, there is a significant chance that the recommended OPA and/or
ZBA(s) will be appealed to the Ontario Land Tribunal (OLT).

In the event of an appeal to the OLT, the Interim Control By-law will remain in place until
such time that all appeals have been resolved.

Financial Matters:

There are no short term financial implications with adoption of these recommendations.
The implementation of the recommendations from this report and subsequent Zoning
By-law Amendments will provide more housing options in a fiscally responsible way.

Consultations:

An in-person Open House was held at All Saints Church on May 26, 2022 to consult the
public on the draft Official Plan Amendment and draft Zoning By-law Amendment.

A special meeting of the Development & Heritage Standing Committee was held on May
9, 2022 to discuss the Background Report and preliminary direction coming from the
recommendations. This meeting was open to the public and saw one delegate offer
their support for the direction of the study.

A virtual public engagement session was held on April 5, 2022 from 6-8pm to present
the findings and recommendations from the background report to interested members of
the public. Eighteen (18) people attended the session and provided feedback. The
feedback from the session was positive.

Planner’s Opinion:

It is the Planner’s opinion that the proposed OPA and ZBA related to infill development
and intensification are consistent with the Provincial Policy Statement and represent
good planning.

Conclusion:

The recommendations above come from the extensive background review and analysis
conducted by the consultants hired by the City to prepare the study that is required with
the passing of an Interim Control By-law. The consultants provided an infill and
intensification framework and a number of recommendations that will be implemented
by adopting the OPA and ZBA proposed above, as well as, subsequent Zoning Bylaw
Amendments.
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Planning Act Matters:

| concur with the above comments and opinion of the Registered Professional Planner.
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EXECUTIVE SUMMARY

Altus Group Economic Consulting was retained by the City of Windsor to
assist in undertaking research into determining appropriate locations in the

City that can accommodate additional residential density.

This report provides demographic and economic analysis on factors driving
intensification and infill demand in the City to inform planning policy
recommendations for necessary changes to the City’s Official Plan (“OP”)
and Zoning By-law to achieve the goal of increased intensification within the

City’s existing built-up area.

The analysis contained in this report will be used by the City’s planning
consultants (Municipal Consultants) to bring policy recommendations for the

City to promote and encourage growth within the City.

The City experienced a growth in population between 2001-2005, however, it
lost population each year over the 2006-2011 period. Since 2012, the City’s
population has grown, with the rate of growth increasing in the most recent

past five years.

The composition of growth has changed in Windsor over the last two
decades. When shown by four-year period, the net inflows to the City from
domestic (from other provinces or parts of Ontario) and international sources
(immigration, non-permanent residents) is roughly 4,500 persons per year
between 2017-2020, nearly two-and-half times what it was in the prior four-
year period (2013-2016). These more recent trends are markedly different
than the net outflows seen during the period two four-year periods from
2005-2008 and 2009-2012

Population losses and gains have not been evenly distributed throughout the
City. Of the 52 Census Tracts (“CTs”) in the City of Windsor, a total of 43 CTs
(or 83%) lost population over the 2006-2016 period. Of the nine (9) CTs that
gained population, six (6) were located on the eastern, western, or southern

edges of the City’s boundary.

The population Inner Area of the City shrunk by nearly 4%, or 5,300 persons,
with only one CT in the Inner Area seeing population growth, while the
Outer Area outside of the blue line in the Figure below, grew by 6%, or

roughly 5,900 persons.

City of Windsor Altus Group Economic Consulting
Multi-Residential Interim Control By-law Study Page i
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Declining household sizes is also one major driver spurring the need for
housing. The City needed 3,030 new homes over the 2006-2016 period just to
maintain in the 2006 population levels, exclusive of any growth that occurred
to 2016. The shrinking household sizes is also related to an aging population,
with age brackets between 45-90+ all seeing increases of persons between
2006-2016, while age brackets below 45 saw loses.

Since 2001, average prices for single-detached units in the City have
increased by 232%, from $177,500 in 2001 to $588,400 in 2020. While the
average prices for single-detached units in Ontario have increased by a
similar rate (239%) since 2001, the gap between the average prices in Ontario
and the City have increased from $86,000 in 2001 to over $300,000 in 2020.

After rising from 3.0% in 2001 to a high of 15.0% in 2008, the vacancy rate in
the City has steadily fallen to a low of 2.5% in 2017, and has been below 4.0%
in each of the past five years. As expected during periods of high vacancy
rates, rents were relatively unchanged over the 2001-2014 period, ranging
between $652 and $703 per month over the 14-year period. As vacancy rates
declined over the 2011-2017 period and have stayed low since, rents have
increased to a 20-year high of $933 per month, an increase of 33% since 2014.
The significant decline in vacancy rates and corresponding increase in
average rents is indicative of a rental housing market that is in need of

additional supply

To understand the overall housing market demand, we have undertaken an
analysis of post-secondary enrolment trends for the institutions located in the
City. It was projected that total post-secondary student enrolment in Windsor
will increase by another 3,500 students, or another 17.7%, between Fall 2020
and Winter 2025.

Currently, there is only one formal student housing space for every 14
students as of the 2019-2020 school year but by the 2024-2025 school year, the
City is expected to have 1 formal student housing space for every 10
students. Should there be any delays to the proposed new student housing
developments, the City is expected to have 1 formal student housing space

for every 16 students.

The recent acceleration of population growth in the City (and the broader

Essex County area) has had implications for the price of new housing.

City of Windsor Altus Group Economic Consulting
Multi-Residential Interim Control By-law Study Page ii
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Despite the increase in demand, the amount of new housing constructed in

the City has not increased substantially.

It is estimated that the City will see an increase in housing demand in the

next 20 years, with total net housing demand forecasted to be:

e 5,432 single/semi-detached units;
e 1,443 townhouse units;

e 3,012 apartment units per year, including 2,317 rental apartments,

and 694 condominium apartments; and

e 145 ’other” dwellings (such as accessory apartments, etc.)

Based on our analysis of the demographic, and real estate market trends
affecting the City, the broader region and the Province of Ontario as a whole,

our recommendations are as follows:

e The City needs more housing in the inner areas of the City, with
populations in a majority of the City declining due to a lack of new

housing options and shrinking average household sizes;

e The City is not seeing enough purpose-built rental housing

constructed to meet demand;

e Access to retail, transit and other community amenities can bolster
the market for new residential development, making an area

attractive to prospective new households;

e Similarly, adding residential uses near existing retail clusters can
improve the viability of those retail environments. The practice of
redeveloping major retail centres for a mix of uses including
residential, as well as other community amenities such as parks,
community centres, and even additional retail is growing across

Ontario and Canada;

e The City needs to account for prospective growth in post-secondary

enrolment in forecasting housing needs.

City of Windsor Altus Group Economic Consulting
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1 INTRODUCTION

1.1  BACKGROUND

Altus Group Economic Consulting was retained by the City of Windsor to
assist in undertaking research into determining appropriate locations in the

City that can accommodate additional residential density.

This report provides demographic and economic analysis on factors driving
intensification and infill demand in the City to inform planning policy
recommendations for necessary changes to the City’s Official Plan (“OP”)
and Zoning By-law to achieve the goal of increased intensification within the

City’s existing built-up area.
1.2 INTERIM CONTROL BY-LAW

In July 2020, the City of Windsor Council approved interim control by-law
(ICBL) 103-2020 that allows the City to reconsider current land use policies in
respect of high-density dwellings such as group homes, shelters, lodging
houses, residential care facilities and buildings with five or more dwelling

units.

1.3 APPROACH

This study reviews trends relating to population, housing and employment
growth in the City, including how the City has changed over the past 10-20

years.

The analysis contained in this report will be used by the City’s planning
consultants (Municipal Consultants) to bring policy recommendations for the

City to promote and encourage growth within the City.

City of Windsor Altus Group Economic Consulting
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2 POPULATION AND HOUSING TRENDS

This section of the report reviews historic trends related to the population

and composition of population in the City of Windsor.

21 POPULATION

211 Change in Population

Figure 1 shows the population of the City of Windsor in total, and as a share

of total Essex County population over the 2001-2020 period, as estimated by

Statistic Canada. Over the full 20-year period of analysis, the City grew by

7.9%, or 17,200 persons, while the population in Essex County increased by

10.3%, or 40,100 persons. The share of Essex County population in the City of
Windsor fell from nearly 56% in 2001 to a low of 54.2% in 2009, but since that

time the City’s share of County population has remained relatively steady at

over 54%.
Population, City of Windsor, 2001-2020
240,000 Persons Percent 56.0%
mm \Vindsor —e—Windsor as % of Essex
235,000 55.5%
230,000
55.0%
225,000
1 54.5%
220,000 :
54.0%
215,000
210,000 53.5%
205,000 53.0%
2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020
Source: Altus Group Economic Consulting based on Statistics Canada Population Estimate, 2001-2020
The City experienced a growth in population between 2001-2005, while it lost
population each year over the 2006-2011 period. However, since 2012, the
City’s population has grown, with the rate of growth increasing in the past
five years.
City of Windsor Altus Group Economic Consulting
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Change in Population by Age Group

Figure 2 provides a population breakdown of the number of people by age
group in the City of Windsor over the 2006 to 2016 period. The City of
Windsor has seen significant losses of population in the age groups of ages 0-
14, 25-34, and 35-44, while it has seen large relative population gains in the
age groups of ages 55-64, 64-74, and 85-90+. As a population ages, there will
be a corresponding increase in number of dwelling units required per person
(as persons aged 0-14 will not generate any demand for housing in-and-of-
itself).

Overall, the City’s population has only grew by 0.3% over the 2006-2016
period, or a total of 710 people, between 2006-2016, however, the distribution
of losses and gains has not been even across the demographic spectrum.
While the City saw a decline in the number of children and young adults
(aged 15-24 and 25-44), it gained persons in the older adults (aged 45-64) and

seniors (aged 65+).

Census Population by Age Group, City of Windsor, 2006-2016

2006 2011 2016 Change 2006-2016
Age Group Persons Total Percent
0-14 39,480 36,270 35,425 (4,055) (10.3)
15-24 29,490 28,510 29,350 (140) (0.5)
25-34 31,175 26,360 27,490 (3,685) (11.8)
35-44 33,090 28,680 26,390 (6,700) (20.2)
45-54 29,795 31,795 31,180 1,385 4.6
55-64 22,435 26,090 29,065 6,630 29.6
65-74 15,535 16,980 20,680 5,145 33.1
75-84 11,800 11,505 11,970 170 1.4
85-90+ 3,680 4,700 5,640 1,960 53.3
Total 216,480 210,890 217,190 710 0.3

Source: Altus Group Economic Consulting based on Statistics Canada Population
Census 2006, 2011, 2016

Change in Population by Area of City

Of the 52 Census Tracts (“CTs”) in the City of Windsor, a total of 43 CTs (or
83%) lost population over the 2006-2016 period. Of the nine (9) CTs that
gained population, six (6) were located on the eastern, western, or southern

edges of the City’s boundary.

City of Windsor
Multi-Residential Interim Control By-law Study Page 3
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Figure3  Population Changes by Census Tract, City of Windsor, 2006-2016

Inner Area 127,584 122,294 -5,290 -4.1%
Outer Area 95,547 101,481 +5,934 +6.2%

Legend
$590001.00
- Loss of 400+
Loss of 200-400
Loss of 0-200
Gain of 0-400
Note: CT 590110.00 partially resides outside the municipal boundaries of Windsor - Gain of 400+
Source: Altus Group Economic Consulting based on Statistics Canada 2006 and 2016 Census

The Inner Area population of the City, demarcated by the thick blue line,
over the 2006-2016 period, shrunk by nearly 4%, or 5,300 persons, with only
one CT in the Inner Area seeing population growth, while the Outer Area,
outside of the blue line in the Figure below, grew by 6%, or roughly 5,900

persons.

Understanding the amount of population loss in built-up areas of the City is
important to recognising that a certain proportion of the dwelling unit
intensification being considered through this planning exercise will be to
regain and retain population in the Inner Area part of the City. The decline in
population in existing built-up areas of the City is driven by a combination of
not enough new housing being constructed combined with declining average
household sizes, meaning that a certain amount of development will be

required just to maintain the population in existing areas of the City.

214 Average Household Sizes

Windsor has seen the number of people per unit (“PPU”) of households
decrease by 3.3% between 2006-2016. This resulted in the population in
existing households declining by over 7,000 persons, meaning that the City

City of Windsor Altus Group Economic Consulting
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needed 3,030 new homes over the 2006-2016 period just to maintain the 2006

population levels, exclusive of any growth that occurred to 2016.

Househould Size by Dwelling Type, City of Windsor, 2006-2016

Figure 4
2006 2016 Change % Change
Dw elling Type Persons Per Unit (PPU) Percent
Single-detached house 2.72 2.63 (0.08) -3%
Semi-detached house 2.68 2.61 (0.07) -3%
Row house 2.56 2.44 (0.13) -5%
Apartment 1.70 1.64 (0.07) -4%
Total 242 2.34 (0.08) -3%
Source: Altus Group Economic Consulting based on Statistics Canada 2006 and 2016 Census
The City’s 2020 DC Study, authored by Hemson Consulting, forecasted
continued steady decline in average household sizes to 2.27 persons per unit
by 2041, a further 3.4% decline in average household size.
Figure 5 Forecasted Total Population, Households, and Household
& Size, City of Windsor, 2020-2041
Average
Census Total Occupied Household
Population Households Size
Mid-Y ear Persons Dwellings Persons / Unit
2020 220,991 94,593 2.35
2041 239,989 105,903 2.27
Change 2020-2041 18,998 11,310 (0.08)
Percent
% Change 2020-2041 8.6% 12.0% -3.4%

Source: Altus Group Economic Consulting based on City of Windsor
Development Charge Background Study, 2020

2.1.5  Sources of Population Change

2.1.5.1 International Immigration

International immigrants are defined by Stats Canada as:

“...persons who are, or who have ever been, landed immigrants or
permanent residents. Such persons have been granted the right to live in
Canada permanently by immigration authorities. Immigrants who have
obtained Canadian citizenship by naturalization are included in this
category”

The statistics on immigration do not include people who hold study permits,
which are counted as “non-permanent residents” which will be discussed

separately later in this report.

City of Windsor Altus Group Economic Consulting
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Between 2009-2015, net international immigration' to the City progressively
decreased from 3,400 to 300 net new persons per year. Beginning in 2016
through to the year 2020, net international immigration increased to
approximately 1,500 to 2,000 people per annum (except for 2017). Four of the
past five years have been the highest net inflow of persons to the City since
2002.

Figure6  Net International Immigration by Age Cohort, City of Windsor, 2002-2020
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Source: Altus Group Economic Consulting based on Statistics Canada Estimates of the Components of Demographic Growth, 2002-2020

Generally, net international immigration to the City has been led by adults
between the ages of 25-34 and children between the ages of 0-14. The second
largest immigrant age cohort to the City are young adults between the ages
of 15-24 and adults aged 35-44. There has been some but much more limited
numbers of net international immigration by people in the age cohorts of 45-
54 and 55-64, however, there have been very few immigrants, in senior

cohorts above 65+ years in age.

2.1.5.2 Interprovincial Migration

Interprovincial migration is the net movement of people between provinces

or territories within Canada. In this case, it measures the net number of

!Net immigration is immigration (people arriving in Canada as permanent residents) less emigration

(permanent residents of Canada leaving to live outside of Canada)
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people moving to/from Windsor from/to other provinces/territories outside

of Ontario.

Over the 2002-2015 period, the City saw net outflows of people from the City
to other provinces, however, since 2016, this statistic has become a net inflow

of people from other provinces of Canada.

Figure7  |nterprovincial Migration, City of Windsor, 2002-2020

1,000
Persons

500

;s B
-500 &

130

-615
-792

-1,988

-1,000

-2,077

-1,500

-2,000

-2,500
2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Source: Altus Group Economic Consulting based on Statistics Canada Estimates of the Components of Demographic Growth, 2002-2020

2.1.5.3 Intraprovincial Migration

Intraprovincial migration is the movement of people within the same

province or territory. In this case, it represents the net number of people

moving to/from Windsor from/to other parts of Ontario.

Windsor has seen net negative outflows to intraprovincial migration in every
year where there is data available except more recently between 2017-2020.2
In total, the City has lost approximately 10,600 people between 2002-2020,
with the largest share of this loss being made up of people in the age cohorts
of between 15-44.

The two largest negative total outflow years between 2002-2020 were

recorded in 2008 (2,000 persons) and 2009 (2,200 persons). However, since

City of Windsor Altus Group Economic Consulting
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those peak negative outflow years, the City has seen diminishing outflows of

people with recorded positive inflows beginning in in 2017 to the present.

Figure8  |ntraprovincial Migration, City of Windsor, 2002-2020
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Source: Altus Group Economic Consulting based on Statistics Canada Estimates of the Components of Demographic Growth, 2002-2020

2.1.5.4 Non-Permanent Residents

Statistics Canada defines non-permeant residents as:

persons from another country with a usual place of residence in Canada
and who have a work or study permit or who have claimed refugee
status (asylum claimants).

Family members living with work or study permit holders are also
included, unless these family members are already Canadian citizens or
landed immigrants/permanent residents.

After the City saw net outflows of non-permanent residents in five of the six
years between 2006 and 2011, the City has since seen net inflows in each year
over the 2012-2020 period, reaching a high of nearly 3,700 persons in 2013.
The net inflow has been above 2,000 persons in each of the past three years
(2018-2020).

City of Windsor Altus Group Economic Consulting
Multi-Residential Interim Control By-law Study Page 8

Development & Heritage Standing Committee - June 6, 2022
Page 54 of 891



Figure 9

Appendix A — DRAFT

January 30, 2022 (DRAFT)

Non-Permanent Residents, City of Windsor, 2002-2020
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2,101

2020

2.1.5.5 Conclusions Regarding Sources of Population Change

When the annual inflows/outflows from net international immigration, net

interprovincial migration, net intraprovincial migration and net non-

permanent residents, it is evident that the net inflows from international and

domestic sources are increasing significantly, with the past five years (2016-

2020) being five of the largest seven years of inflows to the City since 2002

(behind only 2013 and 2002).
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Figure 10  Total Inflows/Outflows, City of Windsor, 2002-2020
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Source: Altus Group Economic Consulting based on Statistics Canada Estimates of the Components of Demographic Growth, 2002-2020

When shown by four-year period, the net inflows to the City from domestic
and international sources is roughly 4,500 persons per year, nearly two-and-
half times what it was in the prior four-year period (2013-2016), and
markedly different than the net outflows seen during the period two four-
year periods from 2005-2008 and 2009-2012.

Figure 11 Annual Net Inflows/Outflows, City of Windsor
City of Windsor, 2005-2020, by 4-Year Period
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Source: Altus Group Economic Consulting based Statistics Canada Estimates of the Components of Demographic Growth, 2005-2020
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2.2 HOUSING

22.1 Housing Prices

Figure 12 shows the average price for absorbed (sold and completed) single-
detached homes in the City of Windsor between 2001-2020, as reported by
CMHC.:

Since 2001, average prices for single-detached units in the City have
increased by 232%, from $177,500 in 2001 to $588,400 in 2020. While the
average prices for single-detached units in Ontario have increased by a
similar rate (239%) since 2001, the gap between the average prices in Ontario
and the City have increased from $86,000 in 2001 to over $300,000 in 2020.

Figure 12 Average Absorbed Single-Detached Price, Ontario and City of Windsor, 2001-

2020
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Source: Altus Group Economic Consulting based on CMHC Housing Absorption Data, 2001-2020

2.2.2 Size of New Construction

Figure 13 provides a breakdown of average above-grade living area by

structure type for the City of Windsor.

The average size of a new single-detached unit in the City has grown from
their average size in the 1990s by 22%, while the average townhouse unit has

increased in size by 10%. The average size for apartment units has fallen by

3 The data from CMHC does not control for unit sizes.
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8%, but at 1,080 square feet is still on average larger than most new

apartment units built elsewhere in Ontario.

Figure 13 Average Above-Grade Living Area by Unit Type, by Period of Construction,
City of Windsor
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Source: Altus Group Economic Consulting based on Statistics Canada, Table 46-10-0028-01

223 Housing Completions by Unit Type

Figure 14 shows total housing completions by structure type in Windsor over

the past 30 years, as broken out into separate five-year periods.

Figure 14 Housing Completions by Structure Type
City of Windsor, 1991-2020, by 5-Year Period
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Source: Altus Group Economic Consulting based on CMHC Housing Completions Data
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Since the 1996-2000 period, ground-oriented housing (single-detached and
semi-detached) has progressively made up a smaller share of the total
completed units in the City, falling from 79% of units in the 1996-2000 period,
to 52% in the most recent five-year period (2016-2020).

Row housing (townhouses) has increased in importance, making up 7-16% of
new housing completions in the City over the 1991-2010 period, but 28% in
each of the past two five-year periods.

The total number of apartment completions in the City was highest during
the 1991-2005 period, when 2,410 apartment units were completed or an
average of 160 units per year. Over the next fifteen-year period, the City saw

just 713 apartment units completed or under 48 units per year.

Since 1999, the City has received roughly 52% of the housing unit
completions in the broader Windsor CMA, however, the share differs by unit
type, with the City receiving lower than average shares of single-detached
units, but higher than average shares of all other types of housing?, with the
City’s share of CMA completions for rows (74.9%) and apartments (70.3%)

each exceeding 70%.

Figure15 | ocation of Housing Completions by Structure Type
City of Windsor and Rest of Windsor CMA, 1999-2020
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Source: Altus Group Economic Consulting based on CMHC Housing Completions Data

4 Semi-detached, row, apartment
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As the housing demand forecasts undertaken by Altus Group Economic
Consulting are done for the Windsor CMA, the proportions of housing by
structure type between the City and rest of CMA will be utilized to form
assumptions for what proportion of future housing demand is likely to be
directed towards the City of Windsor.

224 Housing Completions by Tenure

Figure 16 shows total housing completions by tenure in the City of Windsor

over the past 30 years, as broken out into separate five-year periods.

The share of housing completions that were rental tenure over the 1991-2020
period was just 10.1%, heavily driven by the 32% share seen in the 1991-1995
period. Since 1991-1995, just 5.9% of new housing completions in the City
have been rental tenure, or only 1,061 rental units in total (or 42 units per

year).

Figure16 Housing Completions by Tenure
City of Windsor, 1991-2020, by 5-Year Period
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Source: Altus Group Economic Consulting based on CMHC Housing Completions Data, 1991-2020

Since 1999, the City has received roughly 52% of the housing unit
completions in the broader Windsor CMA, however, like the differences in
unit type, there are also significant differences in the forms of housing tenure

that the City receives versus the rest of the CMA.

The City receives a lower-than-average shares of freehold ownership units

(49.5%), but higher than average share of all other tenures, including

City of Windsor
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condominium (65.6%) and rental units (79.3%). To the extent that our
housing demand forecast identifies specific unit types and tenures, these
historic trends will be used to inform assumptions that allocate housing
demand to the City or the rest of the Windsor CMA.

Figure17 | ocation of Apartment Housing Completions by Tenure
City of Windsor and Rest of Windsor CMA, 1999-2020
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Source: Altus Group Economic Consulting based on CMHC Housing Completions Data

When the rental tenure units are broken down by unit type, the City receives
a substantial share of the purpose-built rental housing completions within
the CMA. Of the rental row houses, 93% were located in the City, while 82%

of rental apartments were located in the City.

225 Rental Housing Market Trends

Figure 18 shows the 20-year trend in vacancy rates for private rental
apartment units in the City of Windsor. After rising from 3.0% in 2001 to a
high of 15.0% in 2008, the vacancy rate in the City has steadily fallen to a low
of 2.5% in 2017, and has been below 4.0% in each of the past five years.
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Figure 18 Rental Apartment Vacancy Rate, City of Windsor
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Source: Altus Group Economic Consulting based on CMHC Rental Market data

Figure 19 shows the changes to average monthly rents for private apartment
units in the City. As expected during periods of high vacancy rates, rents
were relatively unchanged over the 2001-2014 period, ranging between $652
and $703 per month over the 14-year period. As vacancy rates declined over
the 2011-2017 period and have stayed low since, rents have increased to a 20-

year high of $933 per month, an increase of 33% since 2014.

Figure 19 Average Monthly Rents, Rental Apartments, City of Windsor
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The significant decline in vacancy rates and corresponding increase in
average rents is indicative of a rental housing market that is in need of
additional supply. Over the 2001 to 2020 period, the number of private rental
apartments in the City has increased by just 296 units, from 14,218 units in
2001 to 14,516 units in 2020.

2.2.6  Seniors Housing Market Trends

Figure 20 provides the vacancy rate, total number of residence buildings,
residents, and spaces for senior housing in Windsor over the 2019-2021
period. The vacancy rate in the City has risen from 8.7% in 2020 to 26.2% in

2021.
Figure 20 Senior Housing, Vacancy Rates, Total Residences,
Residents and Spaces, 2020-2021, City of Windsor
Vacancy Total Total Total
Rate Residences Residents Spaces
Year Percent Buildings People
2019 6.6 n.d n.d n.d
2020 8.7 10 1,087 1,113
2021 26.2 10 888 1,130
2020-2021
Source: Altus Economic Consulting based on CMHC Senior Housing Data
Figure 21 provides the vacancy rate by rent range and unit type for senior
housing in Windsor between 2019 and 2021.
. Vacancy Rate, by Rent Range and Unit Type, 2019-2021, City of
Figure 21 . v y g P ity
Windsor
Rent Range
Less than $2,500- $3,000- $3,500- $3,500-
$2,500 $2,999 $3,499 $3,999 $3,999
Year Percent
2019 6.8 12.4 6.6 nd 4.0
2020 nd 13.3 6.2 53 6.0
2021 329 28.0 27.0 211 229
Unit Type
Ward/ Semi- Bachelor/
Private Studio 1 Bedroom 2 Bedroom+
Percent
2019 n.d 9.5 4.6 nd
2020 nd 1.1 4.6 n.d
2021 nd 25.2 21.7 n.d
Source: Altus Economic Consulting based on CMHC Senior Housing Data
Mirroring total vacancy rates, the rates by either rent range or unit type have
grown significant since the onset of the COVID-19 pandemic. Generally,
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vacancy rates are higher for smaller rental units and those with lower rental

prices.
2.3 OTHER CONSIDERATIONS - POPULATION AND HOUSING

23.1 Location of Development Applications

Of the major development applications in the City, there are 1,038 dwelling
units proposed (for those with known unit counts), with the majority of these
dwelling units proposed for the “Inner Area” where the population has been

declining.

Figure 22 Major Residential Development Applications, City of Windsor

Address
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Source: Altus Group Economic Consulting based on City of Windsor Development Application Portal Devonshire Crt

Of the 1,038 units in the active development applications, 81% are located in

the Inner Area, including 89% of the apartments under proposal.

This is indicative of a high-density residential market willing and able to
locate in the existing parts of the City, however, the quantum of new
development will need to be increased to meet demand through supportive
policies permitting and encouraging high-density residential projects in

existing built-up parts of the City.
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Figure 23

Active Major Residential Developments, City of Windsor, Winter 2022

Single Semi Row Apartment Total
Map ID Address Dwelling Units
1 3805-3817 How ard Ave - - - 54 54
2 Rockport St 80 - - - 80
3 3568 How ard Ave 13 - - - 13
4 3850 Locke St - 18 - - 18
5 1600 Lauzon Rd n.d nd n.d n.d n.d
6 1920 Grove Ave - 40 - - 40
7 6550-6560 Wyandotte St E n.d n.d n.d n.d n.d
8 480 Fairview Blvd - - - 15 15
9 955 Ouellette Ave - - - 32 32
10 1200 University Ave W - - - 133 133
11 8380-8474 Wyandotte St E - - - 63 63
12 3129 Lauzon Road - - - 9 96
13 1370 Argyle Road - - - 81 81
14 7446 - 7780 Tecumseh R E - - - 390 390
15 1913, 1925 & 1949 Devonshire Crt - - - 23 23
Total 93 58 - 887 1,038
Note: Inclusive of development proposals greater than 5 dw elling units, but excludes residential and senior care facilities
Source: Altus Group Economic Consulting based on City of Windsor Development Application Portal
In their recent Economic Outlook for the City, CBRE indicated that the City
of Windsor was primed to see growth within the existing built-up part of the
City:
Windsor Municipality Targets Density & Development
The City of Windsor’s aggressive push to incentivize new development
and spur urban density in the core is expected to expand and drive
developer interest. With robust fundamentals, further tax rebates and
new community improvement plans expected, both new and long
proposed projects could finally break ground or get announced in 2021.
2.3.2 Importance of Access to Transit
Transit Windsor currently operates 15 different bus routes including a new
limited-stop express route (Route 518X) from Tecumseh Mall to St. Clair
College (via Devonshire Mall) intended to reduce travel times by over an
hour each way between the eastern portions of the City and St. Clair College.
This route is set to become a permanent corridor after experiencing strong
ridership in its pilot phase — averaging 1,500 to 1,800 unique trips, or
annualized ridership of over 90,0005. It is estimated that transit will see a 30%
increase in ridership once the route is approved for expansion¢. The success
of this pilot is integral to the execution of the City’s 2019 Transit Master Plan;
5 City of Windsor (Dec 2021) — https://www.citywindsor.ca/Newsroom/Pages/Proposed-2022-Budget-
Delivers-Results-for-Transit-Operations.aspx
¢ City of Windsor — 2022 Budget Issue Detail (Public), Page 250
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More Than Transit (“TMP”) that prioritizes enhanced transit service and

increased ridership.

The 518X joins an existing transit network which is “downtown” centric,
with 10 routes originating or terminating in Downtown Windsor. There are
also four routes that are interregional connecting to points outside of the
City, including Downtown Detroit, the Town of LaSalle, the Town of

Tecumseh and a limited service to the Municipality of Leamington.

Transit ridership has generally followed the population trends of Windsor —
remaining relatively stagnant since 2007, at times declining, and rising

slightly during the years prior to the pandemic.
However, Transit Windsor continues to face several challenges:

e The historical operating budget for Transit Windsor for the service
shows that both revenues and expenses have been increasing over the
past decade; however, expenditures continue to be roughly double

the operating revenue generates;’

¢ Despite increasing costs, the City has been unable to increase revenue

vehicle kilometres and hours;

e Areview of Transit Windsor travel patterns shows that a gap exists
between peak transit demand and service supply, as commute trips
by all modes of travel are distributed across the City rather than
being focused on the core, despite the majority of the network routes
being directed there. As an example, less than 10% of morning peak
period trips have a destination of Downtown Windsor, an outcome

that contrasts with most other major municipalities®.

To improve the City’s transit infrastructure, the City has budgeted $63
million for new capital projects over the next decade. In addition, following
the success of the Express 518X, the next major service improvement is the
addition of Route 418, estimated to cost about $1 million annually to operate®.

The route will provide express east-west service along Tecumseh Road and

7 City of Windsor & Dillon Consulting (2019) — Transit Master Plan; More Than Transit, Page 7
8 City of Windsor & Dillon Consulting (2019), Page 8
° Blackburn News (Dec 2021) - https://blackburnnews.com/windsor/windsor-

news/2021/12/02/budget-proposes-transit-windsor-investments-enough/
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the new St. Denis Athletic and Community Centre at the University of
Windsor.

It will be important to focus intensification within the City of Windsor on
areas already well-served by transit services, to leverage and optimize

planned capital and operational investments.

2.3.3 Importance of Access to Amenities

There is a great deal of literature that reviews the impacts of various

amenities on land values and home prices. Using land values and homes
prices acts as a proxy for reviewing the impact on housing demand from
amenities, as growth in prices are an indicator of greater demand. These

include:

e Public Transit: Access to public transit is positively correlated with
higher land values and homes prices', however, geographic context
needs to be accounted for. The impact from higher order transit has a
wider but less sizable effect on low-rise communities, while in high
rise transit orientated communities (“TOD”) the effect is greater but

not as geographically dispersed."

o Parks and Open Spaces: Access to public parks and open spaces has
been found to have significant impact on nearby residential
properties” sale prices, particularly for housing types that lack self-
contained green spaces (i.e., backyards), like apartments or

townhomes.?

e Libraries: It was also found that being located within walking
distance to a public library increased property values, with a nearly
8% property value increase for properties within 400 metres of a

library.

10 Shanaka Herath. Elevating the Value of Urban Location: A Consumer Preference-Based Approach to
Valuing Local Amenity Provision. Land. 2021

1 Higgins and Kanaroglou. Rapid transit, transit-oriented development, and the contextual sensitivity of
land value uplift in Toronto. Urban Studies. 2017

12McCord, McCluskey, Davis, et al. Effect of public green space on residential property values in Belfast
metropolitan Area. Journal of Financial Management of Property and Construction. 2014

13 Diamond, Gillen, et al. The Economic Value of The Free Library in Philadelphia. Fels Institute of

Government at the University of Pennsylvania. 2010
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¢ Retail: A 2007 study of a municipality in Washington State found that
proximity to retail had a significant positive effect on residential

values.

234 University and College Enrolment and Housing Options

The Census population for the City only includes permanent population,
excluding non-permanent populations such as post-secondary students.
However, while post-secondary students are not included in population
counts, they do require housing for much of the year, and need to be

considered in understanding the housing trends affecting a municipality.

Therefore, to understand the overall housing market demand, we have
undertaken an analysis of post-secondary enrolment trends for the
institutions located in the City — primarily the University of Windsor and St.

Clair College primarily, but others as well.

Student enrollment for both St. Clair College and the University of Windsor
has grown by a total of approximately 3,600 students between Fall 2012-
Winter 2020 semesters.”> However, the increase in student population has
been greatest at the University of Windsor, which has seen a growth of

approximately 3,200 full-time students, an increase of 23.1%.

It was projected that total post-secondary student enrolment in Windsor will
increase by another 3,500 students, or another 17.7%, between Fall 2020 and
Winter 2025.

14 Matthews. Retail Proximity and Residential Values. 2007
15 See Appendix B Error! Reference source not found. for a yearly breakdown of student enrollment

by higher education institution and by total.
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Figure 24  University and College Enroliment
City of Windsor, 2012-2020 (actual) and 2021-2025 (projected)

Students
30,000
=o~University of Windsor St. Clair College ~ =e=Total 27,615
- = = - — =0
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Note: Projections of student enroliment between 2020-2025 for St. Clair College have been discounted to account for campuses outside of Windsor
Source: Altus Group Economic Consulting based on University of Windsor, St. Clair College, and Ministry of Colleges and Universities

Figure 25 below provides a summary of both existing and future potential

formal student housing in the City.

Currently, there is only one formal student housing space for every 14
students as of the 2019-2020 school year. Assuming that both the unnamed
future residence hall at the University of Windsor with 450 spaces and the
new International Student Residence Hall with 512 spaces at St. Clair College
are completed by the 2024-2025 school year, the City is expected to have 1
formal student housing space for every 10 students. Should both student
residences at the College and University be delayed beyond 2025, then the
City is expected to have 1 formal student housing space for every 16

students.
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Existing and Potential Future Student

Figure 2
igure 25 Housing, City of Windsor

Existing Housing

Educational Institution and

Reisdent Halls Spaces
St. Clair College
Windsor Campus 408
Total 408

University of Windsor

Alumni Hall 337
Laurrie Hall 150
Cartier Hall 153
Risidence West' 270
Total 910

Potential Future Housing
St. Clair College
Intnational Student Residence 512

University of Windsor

Unnamed Residence Hall 450
Total Existing Student Housing 1,726
Total Potential Student Housing 962
Total Student Housing 2,688

1 Closed for 2021-2022 semister
Source: Altus Group Economic Consulting based on
University of Windsor, St. Clair College

Based on discussions with the University of Windsor, it was identified that
most student who choose to dwell in student residences are typically first-
year bachelor program students from outside the Windsor Region. As these
students mature into second and subsequent school years, they typically
move into student housing in the nearby neighbourhoods or in other parts of

City.

In devising housing need forecasts, the City should ensure that current and
future post-secondary students are captured in the estimated housing

demand.

235 Commuting Flows

Figure 26 below shows, for persons with a usual place of work, the place of
work for persons who reside in the City of Windsor, and the place of
residence for people who work within the City. In total, the number of
people working in the City at a usual place of work (93,565 persons) is

significantly greater than the number of working persons who live in the City
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(76,425 persons), meaning that there is a net inflow of 17,140 persons from

areas surrounding the City.

Commuting Flow, City of Windsor, 2016

Figure 26
2016
Place of Work for
Persons Working in Persons Living in Net Inflow /
Windsor Windsor (Outflow )
Municipality Persons
Windsor, CY 60,310 60,310 -
LaSalle, T 8,430 1,750 6,680
Amherstburg, T 4,445 760 3,685
Lakeshore, T 7,230 3,970 3,260
Essex, T 2,980 740 2,240
Kingsville, T 1,830 660 1,170
Chatham-Kent, MU 860 450 410
Leamington, MU 850 715 135
Tecumseh, T 6,210 6,425 (215)
All Other 420 645 (225)
Total 93,565 76,425 17,140
Source: Altus Group Economic Consulting based on Statistics Canada, Catalogue no. 98-
400-X2016325
The greatest net inflow of workers into the City is from LaSalle, where 8,430
people live and work in the City of Windsor, but only 1,750 persons who live
in the City of Windsor and commute to LaSalle, for a net inflow of nearly
6,700 persons.
There are also significant net inflows from Amherstburg (3,685 persons),
Lakeshore (3,260 persons), Essex (2,240 persons) and Kingsville (1,170
persons).
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3 EMPLOYMENT AND ECONOMIC TRENDS

This section of the report reviews trends in employment in the City, as well

as trends affecting the retail and industrial sectors in particular.
3.1 EMPLOYMENT TRENDS

3.1.1 Change in Employment

In 2006, the City of Windsor had 114,785 jobs, but over the 2006-2016 period,
the number of jobs in the City has declined by 8% or nearly 9,000 jobs. The
decline in nearly 10,000 jobs with a usual place of work was offset somewhat
by an increase of 1,450 jobs with ‘no fixed” place of work, which may include
construction workers, delivery drivers, and other occupations without a

usual place of work.

Total Employment in City of Windsor, 2006-2016

Figure 27
2006 2016 Change 2006 -2016
Jobs Percent
Work at Home 3,765 3,325 (440) -12%
No Fixed Place of Work 7,090 8,540 1,450 20%
Usual Place of Work 103,930 93,960 (9,970) -10%
Total Employment 114,785 105,825 (8,960) -8%

Source: Altus Economic Consulting based on Statistics Canada Census, 2006 and
2016

3.1.2 Change in Employment by Sector

Figure 28 below shows the change in employment in the City by industry
sector over the 2006-2016 period, where the City saw a decline of nearly
10,000 jobs. The largest decline was seen in the manufacturing sector, which
lost 27% of the jobs the sector had in 2006, or a decline of nearly 6,900 jobs in
the 10-year period.
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Figure 28

Change in Jobs Located in City of Windsor by Industry, 2006-2016

Change
2006 2016 2006-2016 % Change
Industry Jobs Percent

11 Agriculture, forestry, fishing and hunting 190 130 (60) -32%
21 Mining and oil and gas extraction 295 245 (50) -17%
22 Utilities 535 490 (45) -8%
23 Construction 2,475 2,020 (455) -18%
31-33 Manufacturing 25,235 18,340 (6,895) -27%
41 Wholesale trade 2,700 1,995 (705) -26%
44-45 Retail trade 13,150 11,445 (1,705) -13%
48-49 Transportation and w arehousing 3,765 3,465 (300) -8%
51 Information and cultural industries 1,490 1,230 (260) -17%
52 Finance and insurance 3,310 3,835 525 16%
53 Real estate and rental and leasing 1,385 1,155 (230) -17%
54 Professional, scientific and technical services 3,970 3,995 25 1%
55 Management of companies and enterprises 50 45 (5) -10%
56 Administrative and support, w aste management, remediation, etc. 2,705 3,775 1,070 40%
61 Educational services 7,740 8,030 290 4%
62 Health care and social assistance 11,415 13,900 2,485 22%
71 Arts, entertainment and recreation 4,990 3,120 (1,870) -37%
72 Accommodation and food services 9,440 8,425 (1,015) -11%
81 Other services (except public administration) 4,405 3,540 (865) -20%
91 Public administration 4,675 4,795 120 3%
Total 103,930 93,960 (9,970) -10%

Source: Altus Group Economic Consulting based on 2006 and 2016 Census

Other sectors seeing large losses were the arts/entertainment/recreation
sector (-37% or 1,870 jobs), the accommodation/food service sector (-11% or
1,015 jobs), and retail (-13% or 1,705 jobs).

The only sectors that saw increased employment in the City were the health

care sector, the administrative and support sector and educational services.

3.1.3 Employment Rate and Unemployment Rate

Figure 29 provides labour force characteristic statistics between 2006-2020 for
the Windsor Census Metropolitan Area (“CMA”)«. Note, census
metropolitan areas are the lowest level of geographic analysis for publicly

available employment data that is provided by Statistics Canada.

Over the 2009-2019 period, total employment in the Windsor CMA increased
by nearly 25,000 jobs, from 146,000 jobs in 2009 to 171,000 jobs in 2019.
Employment levels fell to 152,000 jobs in 2020 due to impacts from the
COVID-19 pandemic.

16 Includes the City of Windsor along with the Towns of Amherstburg, LaSalle, Lakeshore and

Tecumseh.
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Figure 29 Total Employment, Windsor CMA, 2006-2020
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Source: Altus Group Economic Consulting based on Statistics Canada, Table 14-10-0385-01

The participation rate (number of persons aged 15+ with work or looking for
work as % of all persons aged 15+) among City residents has fallen from
roughly 67% in 2006 to 62% in 2019 before falling further in 2020 to
approximately 57%.

Figure 30 Trends in Labour Participation Rate and Unemployment Rate, Windsor CMA,

Percent
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Source: Altus Group based on Statistics Canada, Table 14-10-0385-01
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The unemployment rate in the Windsor CMA since 2009 had been on a
general declining trend, settling at roughly 6% since 2016. However, in 2020,
due to the impacts from the COVID-19 pandemic, the unemployment rate
increased to 11.7%, although this is expected to return to long-term historic

averages once the economic effects of the pandemic ease in 2021 and beyond.

3.2 NON-RESIDENTIAL MARKET TRENDS

3.2.1 Retail Market

Ecommerce as a share of all retail sales in Canada has grown from 4.1% of
sales in mid-2017 to 10.9% in late-2021, with the growth accelerated by the

pandemic.

Figure 31 E.Commerce as % of Retail Sales, Canada, 2017-2021
(12 month moving average)
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Source: Altus Group Economic Consulting based Statistics Canada, Table 20-10-0072-01

A continued increase in the shift towards online retail will push fulfilment of
retail demand towards the industrial sector, where online orders are
processed through warehouse and distribution centres, and away from
traditional retail store formats. It is estimated that with every $1 billion in
online e-commerce sales, an additional 1.25 million square feet of industrial

space is required.”

17 CBRE, Market Outlook Report, 2021
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Figure 32

CBRE forecasts that e-commerce will grow another 58% in the next five years,
and this growth may alone be responsible for an additional 40 million square

feet of demand for industrial and warehousing space throughout Canada.

Analyses done on retail vacancy rates in major Canadian urban centres has
generally found that retail spaces in smaller neighbourhood centres have
fared better than more isolated, regional shopping centres such as enclosed
malls. The average vacancy rate among “Regional Centres”, which generally
consists of enclosed malls is over 9%. Meanwhile, the vacancy rate for power
centres (which typically include hardware stores and general retailers like
Wal-Mart or Canadian Tire) is lower at 3.1%, while
community/neighbourhood retail also has maintained a low vacancy rate at
3.7%.

Vacancy Rates by Type of Retail Location

Community,
Neighbourhood
and Strip Plaza Pow er Centre Regional Centre
Percent

Vancouver 3.6% 1.4% n.a.

Calgary 4.0% 3.0% 17.0%

Edmonton 3.0% 1.7% 6.9%

Winnipeg 5.5% 4.1% 14.5%

Toronto 2.8% 2.9% 5.0%

Ottaw a 3.2% 2.4% 10.6%

Montreal 4.7% 5.3% 7.9%

Halifax 6.0% 6.2% 23.5%

Average 3.7% 3.1% 9.3%

Note: Pow er Centre is generally big-box format retail locations

Note: Regional Centre is generally enclosed malls

Source: Altus Group Economic Consulting based on CBRE, Canada Retail Report,

Spring 2021

Similar to the findings by CBRE, Altus Group’s Investment Trends Survey
found that out of the 128 combinations of product types (various types of
office, retail, industrial types) and location across Canada, both “Enclosed
Malls” and “Regional Malls” were among the least preferred asset types
among investors. Combined large-scale retail development types comprised
nine (9) of the 15 least preferred asset types across Canada, with a mix of
regional malls and enclosed malls.

However, of the top 10 most preferred asset types, “food anchored retail
strip” in various locations across made up five (5) of the top 10 most
preferred assets.
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Figure 33
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The introduction of residential uses in close proximity to established retail
centres can help to add value for retailers and allow for a mix of uses that
make for convenient shopping for new residents, as well as help boost

demand for additional retail uses in some cases.

The addition of residential uses to established shopping centres is a
burgeoning trend occurring across Canada, as well as Ontario, with the
following shopping centres seeking to add residential uses to transform

isolated commercial areas into mixed-use community hubs.

30K Shopping Centre Municipality Proposed Additional Uses

Yorkdale Shopping Centre Toronto 1,500 rental residential units, hotel,

additional retail space

CF Shops at Don Mills Toronto 2,800 residential units

Bayview Village Toronto 1,130 residential units and 147,100 square

feet of additional retail space
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Shopping Centre Municipality Proposed Additional Uses

Cloverdale Mall Toronto Refurbished retail uses, plus addition of

residential, parks, open spaces.

Promenade Mall Vaughan 1,000 residential units, office space, hotel

Agincourt Mall Toronto 4,000 residential units, office space,
additional commercial space, child care

centre, etc.

Square One Mississauga Significant number of high-density

residential units

Westgate Shopping Centre Ottawa Five residential buildings, 20,000 square

feet of retail

Source: Retail Council of Canada, Canadian Shopping Centre Study, 2019

3.2.2 Industrial Market

As of year-end 2021, the industrial market across Ontario is severely
constrained by a lack of supply, with vacancy rates across the entirety of
Ontario nearing 1.0%, with just 12.7 million square feet (out of a total of 1.07

billion square feet province-wide) available as of Q4 2021.

Figure 35 Trends in Industrial Vacancy Rates, Ontario and SW Ontario

Percent
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*SW Ontario includes Brantford, Cambridge, Guelph, Hamilton, Waterloo Region, London, St. Catharines, Stratford, Woodstock
Source: Altus Data Studio
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While Altus Group’s “Southwestern Ontario” submarket area does not
extend far enough to include the City of Windsor, it does cover an area from
Niagara Region to the London area, with the same Province-wide trends
evident in the SW Ontario submarket, including vacancy rates of just 2.0%
and only 2.37 million square feet (out of 120.5 million square feet total)

available to be leased.

In essence, vacancy rates in the range of 1-2% represent ‘full occupancy’ as
there will always be an expectation of “structural’ vacancy consisting of
companies moving to new buildings, going out of business, awkward
available space sizes or configurations that have limited marketability, etc.

that can leave buildings vacant for short periods of time.

The vacancy rate in the SW Ontario submarket is consistent with the findings
of CBRE which specifically studies the Windsor industrial market. CBRE
found that the availability rate for industrial in the City as of year-end 2020
was just 2.2%, down from 2.6% the year prior. The net asking rents, owing to
the relative lack of supply, increased from $6.85 per sf in 2019 to $7.75 per sf

in 2020, an increase of 13% in just one year.

CBRE found that the industrial sector in the City could soon significantly
expand and build upon the various employment lands ready and available

for development in the City.

Automotive & Manufacturing Tailwinds to Drive Investment

2020 carried with it a series of multibillion-dollar announcements to
invest in Southwestern Ontario’s automotive industry from Ford,
General Motors and Stellantis, which should solidify the region’s
economic future. With these tailwinds, an influx of corporate
investment across Windsor’s manufacturing sectors is anticipated to
follow in the years ahead as the electric and autonomous vehicle market
takes shape.

The expectations of a ‘tight” industrial market in the City is expected to

continue, given a modest development pipeline:

Record Tight Industrial Market Here to Stay

Windsor’s industrial market ended the year on a high note and recorded
an eye catching 2.2% availability rate, which decreased 100 bps from a
year prior to a new record-low. Despite an anticipated minor softening
of demand in 2021, availability is expected to remain near current
levels as a result of the modest development pipeline which has
virtually no speculative development.
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Given the significant under supply of industrial space in the Province and
Southwestern Ontario, the City should be seeking to retain as many occupied
and vacant employment lands as possible, unless there are compelling

reasons to allow residential uses on them.
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4 GROWTH FORECASTS AND HOUSING OUTLOOK

This section provides a high-level overview of the housing demand forecast
prepared by Altus Group Economic Consulting for housing by unit type and
tenure in the Windsor CMA, and how much of this estimated demand can be

expected to accrue to the City of Windsor.

41  HOUSING PROPENSITY MODEL (ALTUS GROUP FORECASTYS)

411 Approach and Methodology

Based on modelling from Altus Group Economic Consulting, estimates of

housing demand by unit type in the Windsor CMA have been undertaken.

The Altus Group Housing Demand Model is a multi-dimensional
propensity-based model taking demographic inputs (from the separate
cohort survival population growth model) and analysing among historical
and projected propensities for the interplay between age of household
maintainers, household type, household tenure, and household structure

type. In all the model considers some 780 demand propensities.

Our approach to forecasting these propensities is to model the historical
pattern on propensities and evaluate trend that is significantly different than
zero (no change) those that are not significantly different than zero are
projected to be held constant. Typically, this accounts for some 80-90% of
propensities - for those that show a significant trend up or down over the
historical period, an analysis is done to evaluate the drivers of that trend and

factors related to those drivers are evaluated for the forecast.

The sections of the report below will summarize some of the key findings
from the housing demand model. However, the detailed forecasts will be

provided in an appendix to this report.

412 Windsor CMA Population Forecast

Figure 36 depicts the population forecast in the Windsor CMA based on the
Altus Group model.

In total, it is expected that the Windsor CMA will grow by nearly 39,600
persons over the 2021-2041 period, or approximately 1,978 persons per year.
This compares to the average annual rate of growth over the 2006-2021

period of 1,312 persons per year. Therefore, the amount of population growth
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Figure 36

forecasted over the 2021-2041 period represents an increase in population

growth of approximately 51% over the preceding 15-year period.

Forecasted Change to Windsor CMA Population
City of Windsor, 2006-2021 (actuals) and 2021-2041 (forecast), Annual Averages
5000 Persons
4500
2000 19,683 persons 39,559 persons
1,312 ppllyear 1,978 ppllyr
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Source: Altus Group Economic Consulting

413 Windsor CMA Housing Demand by Structure Type

The figure below provides the detailed results from the Altus Group forecast
of housing demand by structure and tenure in the Windsor CMA over the
2021-2041 period.

In total, it is forecast that housing demand will equate to approximately 891
units per year over the 20-year period, with the first ten years of the forecast
period most heavily weighted, with each five-year period from 2021-2031

seeing annual housing demand in the CMA exceed 1,000 units per year.

The distribution of housing demand growth by unit consists of 58.8% single-
detached, 7.1% semi-detached, 10.8% row houses, and 21.7% apartment

units.

Of the apartment unit demand, nearly three-quarters is for rental apartment
units (15.8% of total housing demand), with the remaining apartment

demand being for condominium apartment units.
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Figure 37 Potential Housing Demand by Structure Type, Windsor CMA (Draft 1.14.22) 1996-2041

Base Scenario

Apartments
Single Semi
Detached Detached Row Total Owner Renter Other Total

Households Occupied Dwelling units

1996 72,100 2,995 4,485 21,505 1,775 19,730 4,740 105,825
2006 86,690 5,250 6,310 23,475 4,065 19,410 4,065 125,790
2016 91,045 5,670 7,375 24,455 3,595 20,860 4,340 132,885
2021 93,963 6,250 8,289 25,140 3,860 21,280 4,357 137,999
2026 96,601 6,684 9,026 26,525 4,178 22,348 4,430 143,267
2031 99,566 7,047 9,618 27,668 4,484 23,184 4,497 148,396
2036 102,214 7,331 10,022 28,410 4,739 23,671 4,543 152,520
2041 104,449 7,512 10,214 29,010 4,918 24,092 4,636 155,821
Annual Household Growth Occupied Dwelling units

1996-06 1,459 226 183 197 229 (32) (68) 1,997
2006-16 436 42 107 98 (47) 145 28 710
2016-21 584 116 183 137 53 84 3 1,023
2021-26 528 87 147 277 64 213 15 1,054
2026-31 593 73 118 229 61 167 13 1,026
2031-36 529 57 81 148 51 97 9 825
2036-41 447 36 38 120 36 84 19 660
2021-41 524 63 96 194 53 141 14 891
Distribution of Households Percent

1996 68.1 2.8 4.2 20.3 1.7 18.6 4.5 100.0
2006 68.9 4.2 5.0 18.7 3.2 15.4 3.2 100.0
2016 68.5 4.3 5.5 18.4 2.7 15.7 3.3 100.0
2026 67.4 4.7 6.3 18.5 2.9 15.6 3.1 100.0
2036 67.0 4.8 6.6 18.6 3.1 15.5 3.0 100.0
Distribution of Growth Percent

1996-06 73.1 11.3 9.1 9.9 11.5 (1.6) (3.4) 100.0
2006-16 61.4 5.9 15.0 13.8 (6.6) 20.4 3.9 100.0
2016-21 57.1 11.3 17.9 13.4 5.2 8.2 0.3 100.0
2021-26 50.1 8.2 14.0 26.3 6.0 20.3 1.4 100.0
2026-31 57.8 7.1 11.5 22.3 6.0 16.3 1.3 100.0
2031-36 64.2 6.9 9.8 18.0 6.2 11.8 1.1 100.0
2036-41 67.7 5.5 5.8 18.2 54 12.8 2.8 100.0
2021-41 58.8 7.1 10.8 21.7 5.9 15.8 1.6 100.0

Source: Altus Group Economic Consulting, Housing Demand Model

Figure 38 shows the average annual housing demand by unit type for the
City over the 2021-2041 period, and as compared to the 2006-2015 and 2016-

2020 periods.
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Figure 38  Forecasted Housing Demand by Unit Type,
Windsor CMA, 2021-2041, Annual Averages
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Based on the historic share of housing completions by type in the City versus
the rest of the Windsor CMA, and the housing forecast by unit type for the
CMA, it is expected that the City would receive approximately 56.3% of the
forecasted housing demand in the Windsor CMA over the 2021-2041 period.

Figure 39  Forecasted Housing Demand by Unit Type,
City of Windsor, 2021-2041, Annual Averages
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414 Windsor CMA and City Apartment Housing Demand by Tenure

Figure 40 shows how the annual Windsor CMA housing forecast of
apartment dwelling demand of 194 units per year changes over time, and

how it is broken down by tenure (ownership or rental).

The demand for owner-occupied apartments in the CMA over the 2021-2041
period ranges from 36 to 64 units per year, or an average of 53 units per year.
This is consistent with the demand for owner-occupied apartment units that

were added in the City over the 2016-2021 period (53 units per year).

Figure 40  Forecasted Apartment Unit Demand by Tenure
Windsor CMA, 2016-2021 (actuals) and 2021-2041 (forecast), Annual Averages

300 Units
m Owner-Occupied  m Renter-Occupied

250

200
150 167
100 84
50
53 61
0

2016-21 2021-26 2026-31 2031-36 2036-41

36

Source: Altus Group Economic Consulting

The driver of future apartment unit demand is for renter-occupied units,
which ranges from 84 to 213 units per year over the 2021-2041 period, and
averages 141 units per year, up 67% from the amount seen over the 2016-2021

period (84 units per year).

It is estimated that a significant proportion of the apartment unit demand
(owner or rental in tenure) will be located in the City of Windsor. Based on
historic trends, of the 194 apartment units forecast for the CMA each year
over the 2021-2041 period, roughly 158 units will be located in the City (or
78% of all apartment housing demand in the CMA).
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Figure 41  Forecasted Apartment Unit Demand by Tenure
City of Windsor, 2006-2021 (actuals) and 2021-2041 (forecast), Annual Averages
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A significant proportion of the growth in apartment units (both
condominium and rental tenure) can be expected to be located within the

City’s existing built-up area.

42  SUMMARY OF CITY OF WINDSOR HOUSING DEMAND
FORECAST

The table below summarizes the City of Windsor housing forecast by unit
type over the 2021-2041 period. In total, housing demand is estimated to be
10,032 occupied dwelling units.

Note that these forecasts only incorporate housing demand for people with
their primary residence in the City. Any additional housing demand from
increased post-secondary enrolment, temporary foreign workers, etc., should

be over and above the housing demand forecasts summarized below.
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Figure 42 Potential Housing Demand by Structure Type, City of Windsor 2021-2041

Base Scenario

Single Family Apartment
Singles Semis Rows Total Condo Renter Other Total
CMA Forecasts (annual) Occupied Dwelling units
2021-2026 528 87 147 277 64 213 15 1,054
2026-2031 593 73 118 229 61 167 13 1,026
2031-2036 529 57 81 148 51 97 9 825
2036-2041 447 36 38 120 36 84 19 660
Annual Average 2021-2041 524 63 96 194 53 141 14 891
Percent
City Share 45% 55% 75% 78% 66% 82% 52%
City Forecasts (annual) Occupied Dwelling units
2021-2026 238 48 111 218 42 176 8 622
2026-2031 268 40 89 178 40 138 7 581
2031-2036 239 31 61 114 33 80 5 450
2036-2041 202 20 29 93 23 69 10 353
Annual Average 2021-2041 237 35 72 151 35 116 7 502
City Forecasts (total)
2021-2026 1,191 240 553 1,088 209 880 38 3,110
2026-2031 1,339 200 443 890 201 689 35 2,907
2031-2036 1,195 157 303 568 167 401 24 2,248
2036-2041 1,010 100 144 465 117 347 48 1,766
Total 2021-2041 4,735 697 1,443 3,012 694 2,317 145 10,032
Source: Altus Group Economic Consulting, Housing Demand Model
City of Windsor Altus Group Economic Consulting
Multi-Residential Interim Control By-law Study Page 41
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5 RECOMMENDATIONS AND CONCLUSIONS

51 SUMMARY OF FACTORS DRIVING DEMAND FOR HOUSING IN
WINDSOR

The City of Windsor’s population is growing, however the inner-areas of the
City have seen a decline in population even while the rest of the City was
growing, and the City needs to encourage and promote intensification and
infill to ensure that populations in existing parts of the City do not continue
to decline. The decline in existing population in existing areas of the City is
caused by a relative lack of new development and declining average

household sizes.

In the past 5-10 years, the City has seen a steadily increasing amount of
persons arriving in the City from international sources (immigration, non-
permanent residents), as well as domestic sources (from other provinces, or
elsewhere in Ontario), and in the case of domestic flows into or out of the
City, Windsor has seen a reversal of long periods of net outflow to other
parts of Canada and Ontario, and is now seeing net inflows from the rest of

Canada.

The recent acceleration of population growth in the City (and the broader
Essex County area) has had implications for the price of new housing, with
average single-detached housing prices increasing by 232% since 2001, most
of that price growth being in the last five years when both international and

domestic sources of population growth increased dramatically.

Despite the increase in demand, the amount of new housing constructed in
the City has not increased substantially, well below the amounts constructed
during the 1996-2005 period, and only marginally higher than the period of
2006-2015 when only 300 new housing units were being completed per year.

Like elsewhere in Ontario, the City has seen very little purpose-built rental
housing constructed, with just 6% of the new housing completions in the City

since 1996 being rental in tenure.

Consistent with the lack of rental housing construction in the City, the rental
vacancy rate has declined significantly over the past ten years, falling from

above 13% in several years, to below 4% in each of the past five years. The
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reduced vacancy rates in purpose-built rental apartments has caused

apartment rental rates per month to increase by 33% since 2014.

The City imports a net 17,000 persons per day (as of 2016) from other parts of
Essex County and the broader region, who come into the City for their place
of employment, with the largest inflows to the City coming from LaSalle,

Ambherstburg, Lakeshore and the Town of Essex.

Perhaps owing to the relative lack of new housing production, the City has
seen a significant decline in jobs located in the City, with nearly 9,000 fewer
jobs located in the City in 2016 than there were in 2006.

Adding more housing options in the City of all types can help to reduce the
need for in-commuters to fill jobs located in the City and make the City more

attractive to employers by providing a sufficient locally-residing workforce.

The continued growth of e-commerce could impact the viability of ‘bricks
and mortar’ retail options, however, studies have shown that retail oriented
around neighbourhoods and communities are faring better than more
isolated separated forms of retail (enclosed malls). Directing residential
growth towards major retail centres can help add vitality to these areas of the
City, support the existing retail in the City, and help build complete

communities.

The industrial market across Ontario is at all-time low vacancy rates, with
just 1.0% of industrial space across the Province vacant and available. The
tightness of the industrial market, combined with emerging manufacturing
investment in Michigan, means that the City should not rely on large-scale
employment land conversion to add residential dwelling units in the built-up
areas of the City. In fact, the shift towards online retail pushes a lot of
demand for ‘space’ into the industrial sector, with every $1 billion in e-
commerce sales equating to a need for an additional 1.25-million square feet

of industrial space.

52 RECOMMENDATIONS AND FINDINGS REGARDING MOST
SUITABLE LOCATIONS FOR INFILL AND INTENSIFICATION

Based on our analysis of the demographic, and real estate market trends
affecting the City, the broader region and the Province of Ontario as a whole,

our recommendations are as follows:

City of Windsor Altus Group Economic Consulting
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¢ The City needs more housing in the inner areas of the City, with
populations in a majority of the City declining due to a lack of new

housing options and shrinking average household sizes;

e The City is not seeing enough purpose-built rental housing

constructed to meet demand;

e Access to retail, transit and other community amenities can bolster
the market for new residential development, making an area

attractive to prospective new households;

e Similarly, adding residential uses near existing retail clusters can
improve the viability of those retail environments. The practice of
redeveloping major retail centres for a mix of uses including
residential, as well as other community amenities such as parks,
community centres, and even additional retail is growing across

Ontario and Canada;
e The City needs to account for prospective growth in post-secondary

enrolment in forecasting housing needs;

It is estimated that the City will see an increase in housing demand in the

next 20 years, with annual housing demand forecasted to be:
e 5,432 single/semi-detached units;

e 1,443 townhouse units;

e 3,012 apartment units per year, including 2,317 rental apartments,

and 694 condominium apartments; and

e 145 other” dwellings (such as accessory apartments, etc.)

In order to meet the housing demand forecast, particularly the likely demand
for apartment dwellings in existing built-up parts of the City, the City should
ensure that more sufficient land is designated and available for development
to act as a contingency factor and to ensure that there is adequate choice in

possible development sites for the entirety of the forecast period.
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Figure A-1

Figure A-2

Total Housing Completions by Structure Type, City of Windsor, 1991-2020

Single-Detched Semi-Detached Row Apartments Total
Year Units
1991 260 12 47 429 748
1992 329 116 120 226 791
1993 393 20 52 76 541
1994 489 46 26 16 577
1995 589 24 19 159 791
1996 783 156 48 115 1,102
1997 864 94 40 297 1,295
1998 775 158 63 16 1,012
1999 773 206 123 75 1,177
2000 913 214 174 336 1,637
2001 839 144 119 67 1,169
2002 1,003 186 148 151 1,488
2003 841 212 183 124 1,360
2004 831 124 180 83 1,218
2005 605 90 207 240 1,142
2006 444 20 74 16 554
2007 180 28 30 8 246
2008 130 8 14 139 291
2009 107 16 47 16 186
2010 162 18 73 0 253
2011 106 12 39 12 169
2012 199 26 120 16 361
2013 161 16 81 6 264
2014 199 54 67 17 337
2015 204 28 99 0 331
2016 271 64 89 3 427
2017 231 44 162 84 521
2018 120 52 166 13 351
2019 206 20 71 18 315
2020 251 16 196 365 828
Source: Altus Economic Consulting based on CMHC Housing Completions Data
Total Housing Completions by Structure Type, City of Windsor, Five-Year Period
1991-2020
Single-Detched = Semi-Detached Row Apartments Total
5 Year Period Units
1991-1995 2,060 218 264 906 3,448
1996-2000 4,108 828 448 839 6,223
2001-2005 4,119 756 837 665 6,377
2006-2010 1,023 90 238 179 1,530
2011-2015 869 136 406 51 1,462
2016-2020 1,079 196 684 483 2,442
Source: Altus Economic Consulting based on CMHC Housing Completions Data
City of Windsor Altus Group Economic Consulting

Multi-Residential Interim Control By-law Study
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Figure A- 3

Figure A- 4

Percentage Housing Completions by Structure Type, City of Windsor, Five-Year

Periods 1991-2020
Single-Detched  Semi-Detached Row Apartments Total
5 Year Period Percent
1991-1995 59.7 6.3 7.7 26.3 100.0
1996-2000 66.0 13.3 7.2 13.5 100.0
2001-2005 64.6 11.9 13.1 10.4 100.0
2006-2010 66.9 5.9 15.6 11.7 100.0
2011-2015 59.4 9.3 27.8 3.5 100.0
2016-2020 44.2 8.0 28.0 19.8 100.0
Source: Altus Economic Consulting based on CMHC Housing Completions Data
Total Housing Completions by Tenure, City of Windsor, 1991-2020
Homeow ner Condo Co-Op Total
Year Units
1991 270 469 9 0 748
1992 349 302 4 136 791
1993 465 76 0 0 541
1994 557 20 0 0 577
1995 634 108 49 0 791
1996 959 75 68 0 1,102
1997 970 181 144 0 1,295
1998 990 22 0 0 1,012
1999 1,102 2 73 0 1,177
2000 1,296 42 299 0 1,637
2001 1,092 22 55 0 1,169
2002 1,322 54 112 0 1,488
2003 1,236 0 124 0 1,360
2004 1,119 52 47 0 1,218
2005 880 141 121 0 1,142
2006 538 16 0 0 554
2007 228 8 10 0 246
2008 144 16 131 0 291
2009 121 16 49 0 186
2010 176 0 77 0 253
2011 118 11 40 0 169
2012 237 22 102 0 361
2013 207 6 51 0 264
2014 278 20 39 0 337
2015 295 2 34 0 331
2016 416 5 6 0 427
2017 435 36 50 0 521
2018 338 13 0 0 351
2019 293 18 4 0 315
2020 412 281 135 0 828
Source: Altus Economic Consulting based on CMHC Housing Completions Data
City of Windsor Altus Group Economic Consulting

Multi-Residential Interim Control By-law Study
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Figure A-5

Figure A- 6

Figure A-7

Total Housing Completions by Tenure, City of Windsor, Five-Year Period 1991-2020

Homeow ner Rental Condo Co-Op Total
5 Year Period Units
1991-1995 2,275 975 62 136 3,448
1996-2000 5,317 322 584 - 6,223
2001-2005 5,649 269 459 - 6,377
2006-2010 1,207 56 267 - 1,530
2011-2015 1,135 61 266 - 1,462
2016-2020 1,894 353 195 - 2,442
Source: Altus Economic Consulting based on CMHC Housing Completions Data
Percentage Housing Completions by Tenure, City of Windsor, Five-Year Period
1991-2020

Homeow ner Rental Condo Co-Op Total
5 Year Period Percent
1991-1995 66.0 28.3 1.8 3.9 100.0
1996-2000 854 5.2 9.4 - 100.0
2001-2005 88.6 4.2 7.2 - 100.0
2006-2010 78.9 3.7 17.5 - 100.0
2011-2015 77.6 4.2 18.2 - 100.0
2016-2020 77.6 14.5 8.0 - 100.0
Source: Altus Economic Consulting based on CMHC Housing Completions Data
Total Apartment Completions by Structure Size, City of
Windsor, 2006-2020

1to 49 50 to 99 100 to 199 200+ Total
Year Units
2006 16 - 16
2007 8 - 8
2008 16 123 139
2009 16 - 16
2010 - - -
2011 12 - 12
2012 16 - 16
2013 6 - 6
2014 17 - 17
2015 - - -
2016 3 - 3
2017 34 50 - 84
2018 13 - 13
2019 18 - 18
2020 93 272 365
Source: Altus Economic Consulting based on CMHC Housing Completions Data
City of Windsor Altus Group Economic Consulting

Multi-Residential Interim Control By-law Study
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Total Apartment Completions by Structure Size, City of Windsor,

Figure A-8  rive Year Periods 2006-2020
1to 49 50 to 99 100 to 199 200+ Total
5 Year Period Units
2006-2010 56 - 123 - 179
2011-2015 51 - - - 51
2016-2020 161 50 272 - 483
2006-2020 268 50 395 - 713
Source: Altus Economic Consulting based on CMHC Housing Completions Data
Fi A-9 Percentage Apartment Completions by Structure Size, City of
1gure Windsor, Five-Year Periods 2006-2020
1to 49 50 to 99 100 to 199 200+ Total
5 Year Period Percent
2006-2010 31.3 - 68.7 - 100.0
2011-2015 100.0 - - - 100.0
2016-2020 33.3 104 56.3 - 100.0
2006-2020 37.6 7.0 55.4 - 100.0
Source: Altus Economic Consulting based on CMHC Housing Completions Data
City of Windsor Altus Group Economic Consulting
Multi-Residential Interim Control By-law Study Page A-4
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Absorbed Single Detached Prices, City of Windsor,

Figure A-10 49912020
Year-Over-Year Change
Median Average Median Average

Year Dollars Percentage
1991 140,000 160,428

1992 135,000 150,318 -3.6% -6.3%
1993 140,000 157,607 3.7% 4.8%
1994 155,000 169,878 10.7% 7.8%
1995 155,000 164,334 0.0% -3.3%
1996 150,000 164,723 -3.2% 0.2%
1997 160,000 175,903 6.7% 6.8%
1998 150,000 169,148 -6.3% -3.8%
1999 150,000 172,564 0.0% 2.0%
2000 150,000 163,992 0.0% -5.0%
2001 160,000 177,452 6.7% 8.2%
2002 165,000 178,461 3.1% 0.6%
2003 170,000 191,731 3.0% 7.4%
2004 175,000 193,467 2.9% 0.9%
2005 180,000 205,982 2.9% 6.5%
2006 200,000 214,232 11.1% 4.0%
2007 215,000 234,982 7.5% 9.7%
2008 220,000 246,370 2.3% 4.8%
2009 245,000 273,579 11.4% 11.0%
2010 235,000 266,250 -4.1% -2.7%
2011 250,000 267,039 6.4% 0.3%
2012 252,500 286,718 1.0% 7.4%
2013 267,500 288,863 5.9% 0.7%
2014 280,000 312,031 4.7% 8.0%
2015 340,000 369,230 21.4% 18.3%
2016 330,000 359,038 -2.9% -2.8%
2017 420,000 426,843 27.3% 18.9%
2018 520,000 531,455 23.8% 24.5%
2019 555,000 558,172 6.7% 5.0%
2020 580,000 588,417 4.5% 5.4%
Source: Altus Economic Consulting based on CMHC Housing

Absorption Data
City of Windsor Altus Group Economic Consulting

Multi-Residential Interim Control By-law Study
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Figure A- 11 Average Absorbed Singled Detached Homes In Ontario and Select
Municipalities

Ontario Windsor London Kitchener Hamilton Toronto

Year Dollars

2001 263,164 177,452 214,492 227,021 231,706 564,140
2002 269,081 178,461 220,386 239,285 235,128 551,918
2003 290,124 191,731 240,688 236,186 265,749 520,823
2004 313,664 193,467 253,763 245,259 301,256 570,836
2005 349,663 205,982 276,860 271,456 331,422 609,595
2006 386,261 214,232 281,845 305,086 344,357 890,223
2007 418,785 234,982 296,745 338,060 340,989 919,300
2008 440,309 246,370 326,504 338,603 377,445 944,011
2009 463,661 273,579 352,167 349,037 399,266 940,566
2010 486,918 266,250 352,936 388,675 422,685 1,233,587
2011 522,909 267,039 354,114 413,267 419,949 1,252,512
2012 554,319 286,718 365,827 444,673 460,698 1,202,158
2013 597,562 288,863 383,963 485,782 470,423 1,577,146
2014 643,190 312,031 415,157 445,975 489,281 1,739,480
2015 682,769 369,230 435,469 452,732 487,077 2,032,261
2016 714,706 359,038 455,346 470,937 468,228 1,976,205
2017 786,091 426,843 536,395 503,552 457,194 1,846,322
2018 851,038 531,455 629,224 669,668 530,351 1,990,584
2019 900,979 558,172 656,733 740,994 572,245 1,889,558
2020 894,118 588,417 654,956 751,338 622,407 1,914,339
Change 630,954 410,965 440,464 524,317 390,701 1,350,199
2001-2020 239.8% 231.6% 205.4% 231.0% 168.6% 239.3%

Source: Altus Economic Consulting based on CMHC Housing Absorption Data
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Figure A- 12 Median Absorbed Singled Detached Homes In Ontario and Select
Municipalities

Ontario Windsor London Kitchener Hamilton Toronto

Year Dollars

2001 250,000 160,000 195,000 200,000 205,000 500,000
2002 250,000 165,000 200,000 220,000 220,000 400,000
2003 270,000 170,000 215,000 195,000 232,500 340,000
2004 290,000 175,000 225,000 210,000 280,000 380,000
2005 325,000 180,000 250,000 250,000 300,000 405,000
2006 350,000 200,000 260,000 270,000 320,000 800,000
2007 375,000 215,000 270,000 290,000 320,000 805,000
2008 395,000 220,000 300,000 300,000 350,000 885,000
2009 405,000 245,000 315,000 315,000 355,000 900,000
2010 425,000 235,000 320,000 340,000 390,000 995,000
2011 440,000 250,000 330,000 380,000 390,000 1,095,000
2012 480,000 252,500 335,000 425,000 440,000 995,000
2013 495,000 267,500 355,000 445,000 450,000 1,340,000
2014 515,000 280,000 380,000 415,000 475,000 1,790,000
2015 520,000 340,000 400,000 412,500 480,000 2,000,000
2016 570,000 330,000 427,500 450,000 455,000 2,000,000
2017 610,000 420,000 500,000 475,000 395,000 1,892,500
2018 650,000 520,000 600,000 625,000 490,000 2,000,000
2019 700,000 555,000 650,000 700,000 490,000 1,950,000
2020 700,000 580,000 600,000 700,000 580,000 1,990,000
Change 450,000 420,000 405,000 500,000 375,000 1,490,000
2001-2020 180.0% 262.5% 207.7% 250.0% 182.9% 298.0%

Source: Altus Economic Consulting based on CMHC Housing Absorption Data
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Population, City of Windsor & County of Essex, 2001-

2020

Year-Over Year Change

Windsor Essex Windsor Essex

Year People Percent
2001 218,222 390,809
2002 221,623 397,995 1.6 1.8
2003 223,551 402,572 0.9 1.2
2004 225,025 406,321 0.7 0.9
2005 225,794 408,840 0.3 0.6
2006 225,241 409,126 (0.2) 0.1
2007 223,129 408,034 (0.9) (0.3)
2008 220,519 404,870 (1.2) (0.8)
2009 217,763 401,476 (1.2) (0.8)
2010 217,358 400,207 (0.2) (0.3)
2011 217,104 399,724 (0.1) (0.1)
2012 218,308 401,171 0.6 0.4
2013 220,964 405,080 1.2 1.0
2014 221,539 406,797 0.3 0.4
2015 222,192 407,791 0.3 0.2
2016 224,487 412,050 1.0 1.0
2017 225,539 415,308 0.5 0.8
2018 228,894 421,687 1.5 15
2019 233,278 426,474 1.9 1.1
2020 235,428 430,945 0.9 1.0
Change 17,206 40,136 7.9 10.3
2001-2020

Source: Altus Economic Consulting based on Statistics Canada
Population Estimate, 2001-2020

International Immigration by Age Cohort, City of Windsor, 2002-2020

0-14 15-24 25-34 35-44 45-54 55-64 65-74 75-84 85-90+ Total

Year Persons

2002 1,017 644 1,240 739 240 140 97 24 2 4,143
2003 642 443 792 446 169 117 67 14 - 2,690
2004 755 485 923 541 192 121 82 21 - 3,120
2005 807 532 893 587 174 56 49 14 - 3,112
2006 749 487 907 539 215 112 64 8 5 3,086
2007 594 468 742 432 195 92 44 16 - 2,583
2008 550 442 682 410 199 121 63 26 - 2,493
2009 436 342 566 306 174 103 68 16 2 2,013
2010 502 404 501 335 195 98 55 9 - 2,099
2011 498 314 469 350 180 92 54 12 4 1,973
2012 363 267 391 296 146 98 75 28 6 1,670
2013 436 295 482 311 178 122 103 26 2 1,955
2014 378 322 496 276 167 121 71 32 2 1,865
2015 301 221 464 227 127 83 44 13 2 1,482
2016 846 381 723 439 210 121 78 22 1 2,821
2017 487 205 592 302 124 88 55 27 2 1,882
2018 529 345 857 365 163 108 65 33 6 2,471
2019 521 359 964 376 142 124 83 34 11 2,614
2020 598 379 1,023 345 164 105 60 16 1 2,691
Total 11,009 7,335 13,707 7,622 3,354 2,022 1,277 391 46 46,763

Source: Altus Economic Consulting based on Statistics Canada Estimates of the Components of Demographic Grow th, 2002-2020
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Emigration by Age Cohort, City of Windsor, 2002-2020

0-14 15-24 25-34 35-44 45-54 55-64 65-74 75-84 85-90+ Total
Year Persons
2002 102 89 247 186 70 43 15 13 - 765
2003 215 114 500 371 128 76 29 25 1 1,459
2004 330 217 502 403 147 85 18 9 - 1,711
2005 373 163 574 421 153 80 23 10 - 1,797
2006 383 188 601 441 197 117 20 5 2 1,954
2007 478 178 653 512 202 99 32 26 3 2,183
2008 477 307 634 498 233 118 22 16 - 2,305
2009 408 197 516 403 206 110 20 9 - 1,869
2010 374 168 416 319 170 92 27 16 - 1,582
2011 401 152 425 336 232 116 48 25 - 1,735
2012 396 152 407 314 176 86 53 29 6 1,619
2013 302 148 344 253 187 97 35 17 5 1,388
2014 298 165 349 248 200 101 26 14 - 1,401
2015 239 136 289 196 160 82 46 22 4 1,174
2016 241 155 331 225 176 95 41 20 1 1,285
2017 208 98 259 176 166 93 43 24 6 1,073
2018 178 111 237 157 124 72 30 18 4 931
2019 180 112 242 160 125 74 30 18 4 945
2020 138 85 177 122 96 55 25 15 1 714
Total 5,721 2,935 7,703 5,741 3,148 1,691 583 331 37 27,890
Source: Altus Economic Consulting based on Statistics Canada Estimates of the Components of Demographic Growth, 2002-2020
Net Immigration by Age Cohort, City of Windsor, 2002-2020

0-14 15-24 25-34 35-44 45-54 55-64 65-74 75-84 85-90+ Total
Year Persons
2002 915 555 993 553 170 97 82 1" 2 3,378
2003 427 329 292 75 41 41 38 11) (1) 1,231
2004 425 268 421 138 45 36 64 12 - 1,409
2005 434 369 319 166 21 (24) 26 4 - 1,315
2006 366 299 306 98 18 (5) 44 3 3 1,132
2007 116 290 89 (80) 7) (7) 12 (10) 3) 400
2008 73 135 48 (88) (34) 3 41 10 - 188
2009 28 145 50 97) (32) (7) 48 7 2 144
2010 128 236 85 16 25 6 28 7) - 517
2011 97 162 44 14 (52) (24) 6 (13) 4 238
2012 (33) 115 (16) (18) (30) 12 22 (1) - 51
2013 134 147 138 58 9) 25 68 9 3) 567
2014 80 157 147 28 (33) 20 45 18 2 464
2015 62 85 175 31 (33) 1 2) 9) (2) 308
2016 605 226 392 214 34 26 37 2 - 1,536
2017 279 107 333 126 (42) (5) 12 3 4) 809
2018 351 234 620 208 39 36 35 15 2 1,540
2019 341 247 722 216 17 50 53 16 7 1,669
2020 460 294 846 223 68 50 35 1 - 1,977
Total 915 555 993 553 170 97 82 " 2 18,873

Source: Altus Economic Consulting based on Statistics Canada Estimates of the Components of Demographic Growth, 2002-2020

City of Windsor

Multi-Residential Interim Control By-law Study

Altus Group Economic Consulting
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Figure A- 17

Figure A- 18

Interprovincial Migration by Age Cohort, City of Windsor, 2002-2020

0-14 15-24 25-34 35-44 45-54 55-64 65-74 75-84 85-90+ Total
Year Persons
2002 33 (60) (8) 14 10 (18) (8) (4) (3) (44)
2003 (39) (61) (8) 14 - (22) (8) 1 (3) (126)
2004 (30) (106) (33) (7) (23) (30) (7) - (3) (239)
2005 (126) (173) (168) (84) (41) (38) (10) (3) 3) (646)
2006 (300) (281) (348) (186) (47) (43) (9) - (5) (1,219)
2007 (406) (491) (626) (283) (102) (75) 9 (10) (4) (1,988)
2008 (318) (656) (698) (323) (114) (80) 14 1) (4) (2,180)
2009 (269) (643) (670) (315) (122) (84) 25 4 (3) (2,077)
2010 (27) (322) (479) (212) (62) (42) 19 %) (6) (1,133)
2011 20 (209) (299) (124) (17) (15) 28 5 (4) (615)
2012 (56) (309) (343) (194) - (11) ) %) 3 (912)
2013 (108) (308) (387) (217) (45) (40) 11 10 3 (1,081)
2014 (15) (328) (251) (147) (28) (29) 1 2 3 (792)
2015 55 (228) (297) (179) 24 (8) 8 3 13 (609)
2016 225 (50) (56) (53) 43 12 1) 10 130
2017 289 31 (170) (48) 73 44 5 3 2 229
2018 202 (29) 104 68 59 36 (11) 3) 1) 425
2019 186 (5) 53 42 39 22 10 4 4 355
2020 165 (33) 13 24 29 13 6 1 2 220
Total (519) (4,261) (4,671) (2,210) (324) (408) 81 9 1 (12,302)
Source: Altus Economic Consulting based on Statistics Canada Estimates of the Components of Demographic Grow th, 2002-2020
Intraprovincial Migration by Age Cohort, City of Windsor, 2002-2020

0-14 15-24 25-34 35-44 45-54 55-64 65-74 75-84 85-90+ Total
Year Persons
2002 52 140 (234) 312 99 (49) 13 (28) (13) 292
2003 (31) 109 (246) 310 65 (87) - (37) (17) 66
2004 (61) 33 (437) 205 50 (81) (4) (31) (14) (340)
2005 (181) (210) (554) 136 40 (89) 13 (30) (13) (888)
2006 (320) (255) (623) 56 15 (93) 14 (30) (15) (1,251)
2007 (390) (242) (629) (409) (125) 28 76 1) (42) (1,734)
2008 (387) (313) (724) (455) (157) 23 71 (14) (61) (2,017)
2009 (415) (363) (818) (521) (178) - 136 31 (36) (2,164)
2010 (186) (337) (621) (399) (78) 72 125 12 (51) (1,463)
2011 (92) (164) (410) (279) (41) 91 93 3 (48) (847)
2012 174 (153) (305) (144) 102 69 27 11 2 (217)
2013 143 (285) (268) (122) 72 44 44 17 2 (353)
2014 105 (296) (314) (148) 127 88 73 27 6 (332)
2015 106 (275) (317) (150) 95 65 65 25 7 (379)
2016 193 (198) (375) (182) 140 92 74 28 6 (222)
2017 381 (138) (235) (95) 109 101 61 23 6 213
2018 415 171) (10) 28 231 205 152 54 17 921
2019 381 (445) (207) (81) 171 152 76 27 8 82
2020 387 (478) (207) (80) 172 155 80 30 6 65
Total 274 (4,041) (7,534) (2,018) 909 786 1,189 117 (250) (10,568)
Source: Altus Economic Consulting based on Statistics Canada Estimates of the Components of Demographic Grow th, 2002-2020

City of Windsor Altus Group Economic Consulting
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Figure A-19

Figure A- 20

Non-Permanent Residents by Age Cohort, City of Windsor, 2002-2020

0-14 15-24 25-34 35-44 45-54 55-64 65-74 75-84 85-90+ Total
Year Persons
2002 138 494 65 37 (6) (4) (1) 2) - 721
2003 152 540 187 94 23 (11) (10) (8) (2) 965
2004 31 306 (32) (35) (16) (20) (13) (3) - 218
2005 23 229 (111) (54) (35) (10) (11) (7) - 24
2006 (180) (329) (862) (169) (29) 13 (6) (3) 4 (1,561)
2007 96 446 104 117 66 4 (11) 3 (1) 824
2008 180 134 (150) (152) (188) (88) (8) (8) (1) (279)
2009 (45) 198 (147) (234) (205) (70) (12) (4) (3) (522)
2010 (72) 140 (182) (141) (77) (33) (9) (6) 1 (379)
2011 (31) 106 (176) (92) (18) (25) 1 1 2 (232)
2012 10 907 363 164 (35) (27) (13) (3) (3) 1,363
2013 64 2,311 938 289 89 2 (14) (4) 1 3,676
2014 106 1,316 (202) 83 34 (23) 9 7 ) 1,329
2015 (10) 10 (237) 271 309 140 8 (4) - 487
2016 (27) 442 (7) 796 559 153 (7) (7) 2 1,904
2017 158 2,038 (89) (210) (255) (152) (14) 2 (2) 1,476
2018 105 5,261 79 (848) (972) (419) (44) 3 - 3,165
2019 236 3,212 (100) (318) (294) (139) (30) (1) (2) 2,564
2020 70 2,653 (375) (28) (119) (73) (23) (4) - 2,101
Total 1,004 20,414 (934) (430) (1,169) (782) (2086) (48) (5) 17,844
Source: Altus Economic Consulting based on Statistics Canada Estimates of the Components of Demographic Grow th, 2002-2020
University and College Enroliment, City of of
Windsor, 2012-2025
University St. Clair

School Year of Windsor College Total
(Fall/Winter) Students
2012-2013 13,710 6,755 20,465
2013-2014 14,103 7,004 21,107
2014-2015 14,028 7,135 21,163
2015-2016 13,560 7,164 20,724
2016-2017 13,610 7,148 20,758
2017-2018 14,078 7,662 21,740
2018-2019 14,506 10,086 24,592
2019-2020 14,769 9,102 23,871
2020-2021 16,880 7,213 24,093
2021-2022 17,200 9,228 26,428
2022-2023 17,285 9,888 27,173
2023-2024 17,305 10,108 27,413
2024-2025 17,331 10,284 27,615
Change 2012- 3,170 458 3,628
2020 23.1% 6.8% 17.7%
Change 2020- 451 3,071 3,522
2025 2.7% 42.6% 14.6%
Note: Student enrolliment projections for St. Clair College

betw een 2020-2025 have been discounted to account

for campuses outside of Windsor
Source: Altus Economic Consulting based on University of

Windsor, St. Clair College, and Ministry of Colleges
and Universities
City of Windsor Altus Group Economic Consulting
Multi-Residential Interim Control By-law Study Page A-11

Development & Heritage Standing Committee - June 6, 2022
Page 102 of 891



Appendix B - DRAFT

MULTI-RESIDENTIAL INTERIM CONTROL
BYLAW STUDY
BACKGROUND REPORT

MUNICIPAL PLANNING
CONSULTANTS

APRIL 20,2022

Development & Heritage Standing Committee - June 6, 2022
Page 103 of 891



Appendix B - DRAFT

TABLE OF CONTENTS
1.0 INtrodUCtioN ....ceuceeccrnccceeccnecnsecccsecssecnssecssecssscsssecssscsssssssesssssssssssse 1
2.0 POliCY REVIEW ...ccccrrueinneccrecnseccsneccsecssscnssccssecsssccssesssscssssssesssssssses 2
2.1 Planning Act, RSO 1990, c.13,) (as amended).............cceereeeeereeecerseecsesanes 2
2.2 Provincial Policy Statement (2020)........c..ccceveeeeereeccessecccsseecsessecccsssesessnes 4
2.3 City of Windsor Official Plan ................ceeeeeeeeennneeceonnseeeccconssssecsscsssssensees 6
2.4  Z0ONING BY-laW .......uuueeereueiirnneiionneiorseecensseccssseccssssesessscsssssssssssssssssssssses 11
3.0 Licensing Special Needs Housing under the Municipal Act.... 17
4.0 Market Overview SUMMaAry....cccccceseccsecccsecsseccssecssecsssossssssssess 17
5.0 Directing Intensification .....cccccccereeccienneecccnneeccccnsencccesseccccnseennes 18
LI B - T 11 1 U 18
5.2 GOOdS aNd SEIVICES...ccuuueereereeeeeiieereeneneereeeneeseoreeneenssosssseesssssssssesssssssenes 19
5.3 Municipal Services and INfrastruUCtUre.............ccceveeeeeeersveeeccsesssseecsosssssenes 19
5.4 Development CONSLraiNts ........cceeeeeerveecerseecseseeccesseccsssoccsessscsssssesssssssesss 19
5.5 Community IMProvement Areas ..........ccccceeeesveecesseeccsseccsessscscsssccssssscscsss 20
5.6 Mature Neighbourhoods ...............ceeeeeiirreeiiennecennecccnsencsessnsessoccssssecesns 20
6.0 Character PrecinCts...cccccccceeeccceeccsecseccssecssecsssccssecssscssssssssssssssss 21
6.T Gty CONIIE ..cucuceeeeecrneeiernecierseecenssecsessecsssssessesssssssssssssssssssssssssssssssssssssssns 22
6.3  COITIAONIS ..uuuuueeeeunencereenneeeerenneenieerenneceoseesnecssosssssessssssssssssssssssssssssssssenes 23
6.4 Neighbourhood NOES............ccuueeeereeeierrneiiennecesseccossoncsessscscssscsssssceses 23
6.5 Low Profile Neighbourhoods...............ccceueeeieeenreeeccecesseeeccscsssseecsosssssenes 23
6.6 Mature NeighboUurhoods ...............ceeeeeiereeeiieneeciennecenseecsessecessoccssssecesns 23
7.0 Policy DireCtion ...cccccceeeccreccsecccseccsscsssccssecsssccssessssssssssssssssssssses 23
7.1 Change and INVesStment ............ccoeeeeeereeecersecceesnecesseccssssesassscscssssssssssnes 24
7.2 Protection and Promotion..............ceeeeeeeecereeeeeecereeneeesccseeneensssssssecsocssnee 25
7.3 Defining Compatible Development................ceeevveeecceeesseeecsocsssseecsscsssee 26
7.4 Special Needs HOUSING ........coceeeerreeceeseecerseccoessesesseccssssnsassssssssssssssssnes 27
8.0 Summary of Recommendations.......cccceveeccervecccceneecccesseecccsssens 28

Development & Heritage Standing Committee - June 6, 2022
Page 104 of 891



Appendix B - DRAFT

FIGURES:

Figure 1 - Windsor Official Plan Schedule J
Figure 2 - Windsor Official Plan Schedule D
Figure 3 - Windsor Official Plan Schedule E
Figure 4 - Approved Exceptions to ICBL
Figure 5 - As of Right Lodging House Zones
Figure 6 - Permitted Combined Use

Figure 5 - As of Right Lodging House Zones
Figure 6 - Permitted Combined Use

Figure 7 - Intensification Location Factors
Figure 8 - Windsor Character Precincts
Figure 9 - Tecumseh Rd and Lauzon Parkway Regional Centre
Figure 10 - Tecumseh Rd Corridor

Development & Heritage Standing Committee - June 6, 2022
Page 105 of 891



Appendix B - DRAFT

City of Windsor
Multi-Residential

Interim Control By-law Study
Background Report

1.0 Introduction

The City of Windsor passed Interim Control By-law 103-2020 on July 13, 2020 to
prohibit the use on all lands, buildings, and structures for a Group Home, Shelter,
Lodging House, and a Dwelling with five or more dwelling units, other than those
excepted by the Interim Control By-law, in order to allow the municipality to review
and, if deemed appropriate, implement the findings of the review.

There is a desire across Ontario to see existing communities intensify over time
because, in accordance with Provincial Policy, intensification delivers on a number of
key planning principles, including:

» A more efficient use of land and investments in municipal infrastructure, typically
based on an urban structure of higher density centres and corridors;

» The establishment of transit supportive forms of development that will support
transit system investment and promote more mobility options within the City;
and,

» The delivery of a broader mix of housing types, including housing that is more
affordable than the traditional housing stock.

Intensification also causes great anxiety where it is proposed within or immediately
adjacent to any of the City's existing residential neighbourhoods. Conversations about
community character and impacts of change dominate Council's deliberations on
development applications that affect residential communities.

The main purpose of the study is to:

» Determine the appropriate locations within the City that can accommodate
additional residential density;

» How to appropriately guide growth to those geographic areas;
» The extent to which a designated area can accommodate growth; and,
» How to ensure compatibility within the existing neighbourhood context.
In September 2021 the City retained the consulting team comprised of Municipal

Planning Consultants, The Planning Partnership and Altus Group to complete this
study. The result of this work will be changes to the City of Windsor Official Plan and
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Zoning By-law to build a foundation within municipal planning documents to detail a
rationale for where density makes sense within the City. The end products will be
amendment to the City’s Official Plan and Zoning By-laws that are required to
implement the recommendations in this report, as may be approved by Council. In
addition, the products will include Design Guidelines to assist staff and Council in their
review and assessment of intensification proposals to ensure compatibility within the
community.

2.0 Policy Review

The hierarchy of Planning legislation and policy in the Province of Ontario requires the
Official Plan to have regard for matters of Provincial Interest and be consistent with
Policy Statements issued by the Province. The Province strongly supports
intensification and infilling within the existing urban areas and requires the City of
Windsor to enable and promote this form of development. The following is a brief
summary of the legislation and Policies that are intended to guide decisions regarding
these matters.

2.1 Planning Act, RSO 1990, c.13,) (as amended)

Section 2 of the Planning Act requires all decisions on Official Plans and Zoning By-
laws to have regard for the following matters of Provincial Interest as they relate to
housing and communities:

(e) the supply, efficient use and conservation of energy and water;

(f)  the adequate provision and efficient use of communication, transportation,
sewage and water services and waste management systems;

(g) the minimization of waste;

(h) the orderly development of safe and healthy communities;

(h.1) the accessibility for persons with disabilities to all facilities, services and
matters to which this Act applies;

(i)  the adequate provision and distribution of educational, health, social,
cultural and recreational facilities;

(j) the adequate provision of a full range of housing, including affordable
housing;

(k) the adequate provision of employment opportunities;

(I)  the protection of the financial and economic well-being of the Province and
its municipalities;

(m) the co-ordination of planning activities of public bodies;

(n) the resolution of planning conflicts involving public and private interests;

(o) the protection of public health and safety;
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(p) the appropriate location of growth and development;

(g) the promotion of development that is designed to be sustainable, to
support public transit and to be oriented to pedestrians;

(r) the promotion of built form that,
(i) is well-designed,
(ii) encourages a sense of place, and
(iii) provides for public spaces that are of high quality, safe, accessible,

attractive and vibrant; and

(s) the mitigation of greenhouse gas emissions and adaptation to a changing

climate.

Enabling infilling and intensification in the City has been demonstrated to achieve
these objectives where this form of development is properly planned and managed.

The key issue in considering how the City can appropriately manage/regulate the
development and use of various forms of housing under the legislative authority of the
Planning Act starts with a recognition of a number of fundamental principles, including:

» The regulations of the City's planning instruments must begin with an
understanding of the responsibility to implement planning regulations in
accordance with the Human Rights Code. Section 2.1 of the Code states:

“Every person has a right to equal treatment with respect to the occupancy of
accommodation without discrimination because of race, ancestry, place of origin,
colour, ethnic origin, citizenship, creed, sex, sexual orientation, age, marital
status, family status, disability or the receipt of public assistance.”

» The City cannot regulate the occupancy of a dwelling unit. In other words, the
number of residents in a dwelling unit cannot be controlled.

» The City cannot regulate the tenure of a dwelling unit. In other words, whether
the unit is owned or rented, and whether that rental is short-term or long-term.

» The City can control the land uses permitted on a lot, the number of dwelling
units on a lot, the number of buildings on a lot, the location of the buildings on
alotand the height and massing of buildings on a lot and parking requirements.
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2.2 Provincial Policy Statement (2020)

The Provincial Policy Statement (PPS) is the only policy statement issued under Section
3 of the Planning Act that is in effect within the City of Windsor. The PPS is a wide
reaching document, addressing all of the planning issues identified in Section 2 of the
Act and providing direction to municipalities for implementation of the policies.
Consideration of policies related to intensification include environmental, social, health
and safety, financial and cultural issues. These matters are addressed in the PPS and
to a great extent have already been implemented in the City of Windsor Official Plan.
Key to the consideration of this matter are the policies that direct the City to undertake
specific actions and include policies in the City’s Official Plan to encourage and
promote intensification. The following provides a brief summary of those policies.

1.0 Building Strong Healthy Communities
Ontario's long-term prosperity, environmental health and social well-being
depend on wisely managing change and promoting efficient land use and
development patterns. Efficient land use and development patterns support
sustainability by promoting strong, liveable, healthy and resilient
communities, protecting the environment and public health and safety, and
facilitating economic growth.

1.1.1 Healthy, liveable and safe communities are sustained by:

a)

b)

promoting efficient development and land use patterns which sustain
the financial well-being of the Province and municipalities over the
long term;

accommodating an appropriate affordable and market-based range
and mix of residential types (including single-detached, additional
residential units, multi-unit housing, affordable housing and housing
for older persons), employment (including industrial and commercial),
institutional (including places of worship, cemeteries and long-term
care homes), recreation, park and open space, and other uses to meet
long-term needs;

avoiding development and land use patterns which may cause
environmental or public health and safety concerns;

avoiding development and land use patterns that would prevent the
efficient expansion of settlement areas in those areas which are
adjacent or close to settlement areas;

promoting the integration of land use planning, growth management,
transit-supportive development, intensification and infrastructure
planning to achieve cost-effective development patterns, optimization
of transit investments, and standards to minimize land consumption
and servicing costs;
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f)  improving accessibility for persons with disabilities and older persons
by addressing land use barriers which restrict their full participation in
society;

g) ensuring that necessary infrastructure and public service facilities are
or will be available to meet current and projected needs;

h) promoting development and land use patterns that conserve
biodiversity; and

i) preparing for the regional and local impacts of a changing climate.

1.1.2 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, informed by provincial guidelines. However, where an
alternate time period has been established for specific areas of the Province
as a result of a provincial planning exercise or a provincial plan, that time
frame may be used for municipalities within the area.

Within settlement areas, sufficient land shall be made available through
intensification and redevelopment and, if necessary, designated growth
areas.

1.1.3.2 Land use patterns within settlement areas shall also be based on 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.

1.1.3.3 Planning authorities shall identify appropriate locations and promote
opportunities for transit-supportive development, accommodating a
significant supply and range of housing options through intensification and
redevelopment where this can be accommodated taking into account
existing building stock or areas, including brownfield sites, and the
availability of suitable existing or planned infrastructure and public service
facilities required to accommodate projected needs.

1.1.3.4 Appropriate development standards should be promoted which facilitate
intensification, redevelopment and compact form, while avoiding or
mitigating risks to public health and safety.

1.1.3.5 Planning authorities shall establish and implement minimum targets for
intensification and redevelopment within built-up areas, based on local
conditions. However, where provincial targets are established through
provincial plans, the provincial target shall represent the minimum target for
affected areas.
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1.1.3.6 New development taking place in designated growth areas should occur
adjacent to the existing built-up area and should have a compact form, mix
of uses and densities that allow for the efficient use of land, infrastructure
and public service facilities.

The provincial support for intensification is strong and the requirement for the City to
accommodate and plan for this form of development is very clear.

2.3 City of Windsor Official Plan

The Official Plan for the City was originally approved in 2002 but has been the subject
of significant amendments to keep the Plan updated. Chapter 3 of the Plan includes a
broad Development Strategy for the City and was included in the Plan by amendment
in 2012. At that time the 2005 PPS was in effect and had many of the same or similar
policies regarding infilling and intensification as the 2020 PPS.

Figure 1 - Windsor Official Plan Schedule J
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Schedule J to the Official Plan, the Urban Structure plan was added to the Official Plan
at the same time and is shown here as Figure 1. It acts as an overlay designation and
refers back to the policies in Section 6 and designations on Schedule D (Land Use) and
Schedule E (City Centre Planning District) of the Plan.

Schedule J identifies a number Nodes in the City. The following policies describe the
characteristics and functions of the Nodes:

3.3.1 Nodes

Nodes in this context are existing or future locations of concentrated activity on
the Urban Structure Plan that serve the societal, environmental and economic
needs at a neighbourhood and/or regional scale. The most successful nodes are
the ones that exhibit a wide variety of land uses, including higher density
residential and employment uses, and have access to frequent public transit
service. Smaller scale community and neighbourhood nodes play an important
role in providing services to the surrounding neighbourhoods, providing a range
of housing opportunities and, providing a recognized sense of place for these
neighbourhoods.

There are a hierarchy of Nodes identified in the Plan. This hierarchy is summarized in
the following policy excerpts from the Plan:

3.3.1.1 Growth Centres are the highest in the hierarchy of nodes in Windsor due
to their scale, density, range of uses, function and current or future identity.

Growth Centres should be planned:

(a) To serve as focal areas for investment in institutional and regionwide
public services, as well as commercial, recreational, cultural and
entertainment uses;

(b) To accommodate and support major transit infrastructure;

(c) To serve as high density major employment centres;

(d) To accommodate a significant share of households and employment
growth; and,

(e) To accommodate a minimum density of 200 residents and 200 jobs
per net hectare;

The minimum density for new residential-only development is 80 units per net hectare.

While these policies do not specifically promote intensification of these Growth
Centres, they clearly support higher density residential uses within the identified
Nodes.

3.3.1.2 Major Activity Centres are second in the hierarchy of nodes in Windsor.
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The following comprise Windsor’s Major Activity Centres:
(a) Regional Commercial Centres;

(b) Regional Institutional Centres;

(c) Regional Employment Centres; and

(d) Regional Open Space System.

Future residential development and redevelopment at Major Activity Centres should
be medium (30 units per net hectare) to high-density (80+ units per net hectare).
Residential intensification is desired at or near Major Activity Centres.

Regional Employment Centres and Regional Open Space System areas are not
appropriate for residential development. However, the existing policies enable
residential development to occur at significant densities in the and Regional
Commercial Centres. This concept is supported by the following:

In the future these nodes should function as vibrant mixed-use commercial-
residential neighbourhoods serving a higher density of population. Ideally, the
predominant form of new or redeveloped housing should be medium and high-
density residential buildings with ground floor and possibly second floor
commercial uses and upper floor residential dwellings.

The Urban Structure Plan also identifies as hierarchy of Corridors within the City,
including City Corridors and Neighbourhood Corridors. Residential development
along City Corridors include medium and high profile developments of between 14
and 58 metres (16 storeys) in height. There are no provisions for intensification of
residential uses within the Neighbourhood Corridors.

The Neighbourhood policies in Chapter 3 permit a mix of low and medium density
development within the Neighbourhood areas as follows:

The three dominant types of dwellings in Windsor’s neighbourhoods are single
detached, semi-detached and townhouses. The density range for Windsor’s
neighbourhoods is between 20 to 35 units per net hectare. This density range
provides for low and some medium-density intensification to occur in existing
neighbourhoods. Multiple dwelling buildings with medium and high-densities
are encouraged at nodes identified in the Urban Structure Plan.

The policies in Chapter 3 of the Plan are implemented in greater detail in Chapter 6,
and on Schedules D and E of the Plan. Itis noted that many of the policies in Chapter
6 of the Plan were enacted before Chapter 3 and Schedule J were approved.
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There are three Land Use designations that permit residential uses; Residential, Mixed
Use (Schedule D) and City Centre Planning District (Schedule E).
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Figure 2 - Windsor Official Plan Schedule D

The Residential policies in the Plan permit low, medium and high profile residential
uses subject to the following policies:

6.3.1.3 To promote selective residential redevelopment, infill and intensification

initiatives.

6.3.2.5 At the time of submission, the proponent shall demonstrate to the
satisfaction of the Municipality that a proposed residential development
within an area having a Neighbourhood development pattern is:

in keeping with the goals, objectives and policies of any secondary

(b)
plan or guideline plan affecting the surrounding area;

(c) compatible with the surrounding area in terms of scale, massing,
height, siting, orientation, setbacks, parking and amenity areas;

(d) provided with adequate off street parking;
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(e) capable of being provided with full municipal physical services and
emergency services; and

(f) facilitating a gradual transition from Low Profile residential
development to Medium and/or High profile development and vice
versa, where appropriate.

Apart from these policies, there is little direction provided to direct higher densities in
the Residential designation. This is why the Urban Structure policies in Section 3 are of
assistance.

The City updated the Residential policies in 2020 (OPA 130) to incorporate the
permissions for secondary residential units as required by the Province in Bill 108. The
policies now permit additional units in a single detached, semi-detached, or rowhouse
dwelling (the primary dwelling unit) or a building accessory to the primary dwelling
unit located on the same lot. These policies enable significant small-scale
intensification in the City

The Mixed Use areas are multi-functional areas which integrate compatible
commercial, institutional, open space and residential uses. Low profile residential uses
are not permitted in these areas however there are no policies related to permitted
density or height. Mixed Use Areas include Corridors and Centres. Often there are
Commercial Centres in proximity to Mixed Use Areas (Devonshire Mall and Tecumseh
Mall areas). A number of the Mixed Use areas are also in proximity to the Nodes and
on City Corridors shown on Schedule J. The criteria for evaluation residential uses in
the Mixed Use area are the same as identified in Section 6.3.2.5, quoted above.

Within the Regional Commercial Centre Nodes shown on Schedule J, there are
Commercial Centre and Commercial Corridor designations shown on Schedule D to
the Plan. While residential uses are described and density policies are included in
Chapter 3 of the Plan, residential uses are not permitted in the Commercial Centre or
Commercial Corridor policies in Chapter 6 of the Plan. Therefore, it would be
necessary to amend the Official Plan, Chapter 6 and Schedule D, in order to implement
the policies in Chapter3 and Schedule J.

The City Centre Planning District is identified as a Growth Centre on Schedule J.
Schedule E identifies the land use designations associated with the policies in Chapter
6. The designations that permit residential uses include the Residential Areas and the
Mixed Use Areas.
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— SCHEDULE E:
CITY CENTRE PLANNING DISTRICT

AS AMENDED BY:

Figure 3 - Windsor Official Plan Schedule E

Schedule D and the policies in Chapter 6 of the Plan assign the following
height/density provisions for this area:

(a) Low Profile Area (L) where development is generally no greater than three
(3) storeys in height and up to 8 units;

(b) Medium Profile Area (M) where development is generally no greater than
six (6) storeys in height;

(c) High Profile Area (H) where development is generally no greater than
fourteen (14) storeys in height; and

(d) Very High Profile Area (VH) where development is generally greater than
fourteen (14) storeys in height.

2.4 Zoning By-law

Most of the City is regulated under Zoning By-law 8600. It was initially approved in
1986 and has been amended on many occasions through the years. That part of the
City that was Annexed from the Town of Tecumseth in 1985 is subject the Zoning By-
law 85-18.

Zoning enables development to occur immediately, subject to compliance with other
applicable law. For this reason, most land is zoned to permit the existing use as well
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as a range of uses permitted by the Official Plan. The City passed Interim Control By-
law 103-2020 in July, 2020 to prohibit the use on all lands, buildings, and structures for
a Group Home, Shelter, Lodging House, and a Dwelling with five or more dwelling
units that would otherwise be permitted by the Zoning By-law. Since that time the City
has approved a number of exceptions to the ICBL to permit multiple residential uses.
The location of these exceptions is shown on Figure 4.
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Figure 4 - Approved Exceptions to ICBL

Most intensification projects in the City occur through a zoning by-law amendment
process. This allows for a full review and public consultation of the proposal before the
zoning s in place. This process would occur for most of the developments of 5 or more
units that are currently subject to the Interim Control By-law (ICBL). For this reason, this
section of the report is focused on those other forms of housing that are currently
restricted under the ICBL; group home, shelter and lodging house. We have also
added the definition of fraternity house for reasons described below. These uses are
defined in By-law 8600 as follows:
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FRATERNITY OR SORORITY HOUSE means a dwelling used exclusively for the
accommodation of students of a college or university who are also members of a
chartered fraternity or sorority.

GROUP HOME means a dwelling that is:

1. Forthe accommodation of six to ten persons, exclusive of staff,

2. Forpersons living under supervision in a single housekeeping unit and who
require a group living arrangement for their well-being; and

3. Licensed or funded by the federal, provincial or municipal government. A
correctional institution, fraternity or sorority house, hospital, hotel, lodging
house, private home day care, religious residence or residential care facility
is not a group home.

LODGING HOUSE means a dwelling in which a minimum of four persons, not
including staff, are provided with lodging for hire, with or without meals. A
correctional institution, fraternity or sorority house, group home, hospital, hotel,
private home day care, religious residence or residential care facility is not a
lodging house.

SHELTER means a lodging house used exclusively for the provision of temporary
accommodation to individuals who are in need of ancillary health care,
counselling and social support services.

The preferred term to use is Special Needs Housing. The Social Housing Reform Act
(2002 s.2) defined Special Needs Housing as;

A unit that is occupied by or is made available for occupancy by a household having
one or more individuals who require accessibility modifications or provincially-funded
support services in order to live independently in the community;

The reason for including the definition of Fraternity House in this report it that appears
to be contrary to Section 35 of the Planning Act, and more recent decisions on the
Human Rights Code in that it regulated who can live in the dwelling based on their
relationship (students and members of a chartered fraternity or sorority). The definition
should be deleted and the use should be considered a Lodging House for the
purposes of the Zoning By-law.

Lodging houses are permitted in many of the Residential District Zones. Figure 5
illustrates where these zones are located in the City. In addition there have been many
amendments to the By-law to permit lodging houses in other residential Zones within
the City.
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Figure 5 - As of Right Lodging House Zones

Group Homes have been recognized as residential uses and, under the provisions of
the Human Rights Code, cannot be treated any differently than any other residential
use in the Zoning By-law.

Shelters are only permitted as of right in the Institutional District 6 (ID1.6) Zone.
However, the definition of ‘shelter’ includes a lodging house, which is permitted in
many RD3 and CD3 Zones. A minor adjustment to the By-law could correct this
potential problem.

Most of Windsor's low density residential areas are in the R1 and R2 zones. The Zone
standards are very common for urban areas; 9 m frontage for singles, 12 m frontage
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for duplex, lot coverage of 45% and maximum height of 10 m. While these zone
standards are typical, they do not reflect the existing built form of many areas.

In those neighbourhoods with primarily 1 or 1 1/2 story houses, the By-law permits 3
stories with a flat roof and a building of 486 sq m (5,225 sq ft), excluding the basement.
On a 12 m lot the By-law permits up 607 sgq m (6530 sq ft).

After the Province enacted Bill 108 in 2019, the More Homes, More Choice Act, the
City was required to amend its Zoning By-law to permit up to three dwelling units on a
single lot. Where a duplex is a permitted use up to six units are now permitted. With
the zone regulations described above, it is possible to build a duplex with six units,
each unit being over 100 sq m - the typical size for a three bedroom unit. These types
of buildings are current being constructed in the residential areas in proximity to the
University. There is concern that this size of the buildings and the density are not in
character with the neighbourhood. In order to address this issue it is necessary to
amend the zoning By-law to limit the size of the buildings, perhaps through greater
limits on height and gross floor area

It is also noted that the City’s Zoning By-law includes a minimum dwelling unit size of
40 sg m. Staff note a number of variance requests to reduce this requirement. The
Building Code specifies the minimum size for specific rooms in a dwelling. Many
municipalities have eliminated a zoning requirement and relied upon the Building
code to regulate dwelling unit size, thereby enabling smaller units without planning
approval.

The Commercial District Three (CD3.1 and CD3.2) Zones permit mixed use
developments as of right. The maximum height is limited to the longest length of an
exterior lot line - usually frontage. This zoning promotes the development of
combined use buildings in those areas. The large retail centres are presently zoned
CD3.3 and do not permit residential uses. It is reasonable to expect that, in the event
that the Official Plan was changed to permit residential uses in these areas, the
approval process would require an amendment to the Zoning By-law.

Many of the Corridors in the City are zoned in the Commercial District Two (CD2)
Zones. The zone permits dwelling units as part of a ‘combined use building’ (not
defined). The Zones impose 14 m height limit on buildings which is just enough for
ground floor retail and three residential floors. To build a 5 storey building an
amendment to the By-law would be required as a 5 storey building with ground floor
retail would be 20 m high.
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The CD1 zone also permits residential dwellings but establishes a 7.5 m height limit,
providing only for two storey buildings. To build a 3 storey building the height limit
would need to be 12 m. The CD2 and CD3 zones permit residential dwellings in a
combined use building but restrict the residential units to floors above the commercial
uses. The City advises that a number of amendments to the By-law have been
considered to permit residential units on main floors, behind commercial units.

Areas where combined use buildings are permitted as of right in the Zoning By-law are
shown on Figure 6.
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Figure 6 - Permitted Combined Use

The Zoning By-law plays a crucial role in implementing the framework for various forms
of Special Needs Housing, as articulated in the Official Plan. Itis crucial that the Zoning
By-law permit Special Needs Housing in all zones that permit residential uses, subject
to the built form regulations of the individual zone, again, keeping in mind that there
should be no reference to elements of occupancy or tenure. This is absolutely crucial
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because if there is to be consideration of a licensing program under the Municipal Act,
the use must be identified as a permitted use in the Zoning By-law.

3.0 Licensing Special Needs Housing under the Municipal Act

The Planning Act is a very poor regulatory instrument in dealing with the management
of various forms of Special Needs Housing. On the other hand, the Municipal Act
(2001) gives municipalities the specific authority to license, regulate and govern some
forms of Special Needs Housing operating within the municipality. This includes the
authority to pass licensing by-laws covering the business of renting residential units
and operating rooming, lodging or boarding houses/group homes.

It is suggested that the City consider for those forms of Special Needs Housing that are
not within a Commercial or Institutional Zone, the implementation of a licensing
program that appropriately manages the number of occupants/staff, ensures
appropriate inspections by fire and building officials and establishes a regime to
ensure the health and safety of staff and residents of those facilities. A licensing regime
may also regulate behavioural elements of some forms of Special Needs Housing,
where there is the potential for non-compliance and/or nuisance. Most municipalities
do not charge significant licensing fees in order to encourage participation in the
licensing program.

Of course, the establishment of a licensing program requires a commitment to
enforcement and, potentially the need to levy fines or other orders that affect granting
of permits, inspection and the management of health and safety issues as well as
behavioural issues.

4.0 Market Overview Summary

Altus Consulting Group has prepared a Market Overview for housing in the City of
Windsor (2022) as part of this Study. The following is a summary of their findings.

1. The City needs more housing in the inner areas of the City, with populations in
a majority of the City declining due to a lack of new housing options and
shrinking average household sizes;

2. The City is not seeing enough purpose-built rental housing constructed to
meet demand;

3. Access to retail, transit and other community amenities can bolster the market
for new residential development, making an area attractive to prospective new
households;
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4. Similarly, adding residential uses near existing retail clusters can improve the
viability of those retail environments. The practice of redeveloping major retail
centres for a mix of uses including residential, as well as other community
amenities such as parks, community centres, and even additional retail is
growing across Ontario and Canada;

5. The City needs to account for prospective growth in post-secondary enrolment
in forecasting housing needs.

For greater detail, refer to the full Altus Report (Attachment 2).

5.0 Directing Intensification

There is an increasing awareness that the character of existing and historic or mature
communities in Windsor is vitally important. The image of a community is created by
the buildings and landscape elements which frame and contain spaces that are viewed
from streets and sidewalks. A comprehensive approach to planning for residential
intensification in a definable urban structure means that there is a clear responsibility
of the City to define where intensification initiatives are appropriate and desirable
within the City, and equally important, where those intensification activities need to be
more significantly managed.

In addition to reviewing the Land Use designations, associated policies and Zoning
within the City, the following additional factors have been considered:

Transit

Goods and Services

Municipal Services

Development Constraints
Community Improvement Areas
Mature/Historic Neighbourhoods

VVVVYVYYVY

5.1 Transit

The transit system in Windsor is a bus system. Promoting intensification and affordable
housing in proximity to transit is critical to reducing the reliance and costs of operating
a motor vehicle. The CAA estimates the cost of new automobile ownership in Canada
to be about $1,100/month. Owning a used car is less expensive however eventually
maintenance costs balance payment costs. Locating density in proximity to transit
(within 500 m) reduces household costs and municipal costs and is significantly better
for the environment.
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5.2 Goods and Services

The ability to walk to sources of essential goods and services reduces costs, pollution,
energy consumption and promotes a healthier life-style. Having goods and services
within 500 m to one’s residence provides these benefits. In addition, the residential
uses in proximity to the commercial uses supports the vitality of the commercial uses.
For these reasons, mixed-use areas provide excellent opportunities for intensification
and affordable housing.

5.3 Municipal Services and Infrastructure

In order to support higher densities at moderate costs, it is important to locate that
developmentin areas that are already serviced at a level that can support the additional
uses. Intensification should be directed to areas in proximity to roads that can
accommodate additional traffic, sanitary and water services that can accommodate
additional flow, and stormwater management facilities that can accommodate
additional flow.

Consideration must also be given to areas where community services and institutions
and reasonably close. Proximity to parks and schools is important for providing for
quality of life and recreation. Major institutions provide services and well as
employment.

5.4 Development Constraints

Natural development constraints are identified as Natural Heritage Areas in the Official
Plan. All forms of development should avoid these areas.

Flooding is a major constraint in Windsor as the land is very flat and the natural soils
have low permeability. Major flooding events have happened through the City in
recent years. The high water table in the City also makes it difficult and expense to
create underground parking areas in many parts of the City.

Large areas within the City are also recognized as having High Archaeological
Potential. While not an absolute constraint, the costs to assess, document and perhaps
recover features or leaving them in place, can considerably extend the approval time
and costs for new development.
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5.5 Community Improvement Areas

Community Improvement Areas in the City are places where the City has already
undertaken studies and determined that development should be encouraged. The
Municipal Act prohibits municipalities from providing funding in the form of grants, low
cost loans or reduced municipal fees for properties without first completing a
Community Improvement Plan. Community Improvement Areas also have targeted
municipal expenditures for improvements to infrastructure, streetscape, parkland and
other community facilities to encourage redevelopment and investment.

5.6 Mature Neighbourhoods

There are areas in the City where intensification needs to be limited in order to protect
the character and cultural significance of the neighbourhood. Provincial policies
mandate that some intensification shall be permitted in all residential areas - primarily
in the form of additional residential units. However, care must be taken in the
neighbourhoods that have cultural and historic significance to ensure that what
intensification is permitted is done so with the greatest consideration of the potential
impact on the character of those neighbourhoods. The examples of as-of-right
development permitted in the RD1 and RD2 zones in Section 2.4 illustrate the need tp
change some zoning provisions in order to protect low density residential
neighbouthoods.

These factors have been combined on a single map of the city (Figure 7) in order to
assist in the establishment of areas that should be considered as priority intensification
areas.
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Figure 7 - Intensification Location Factors

Based on these location factors, the existing City Centre, Regional Commercial Nodes
and Corridors appear to be best suited to accommodating the majority of
intensification activity. These areas should be identified as Intensification Priority Areas
in the Official Plan. The official Plan should clearly identify that the majority of
intensification in the City should be directed to these areas. Intensification in
Neighbourhood Nodes can also produce affordable units through intensification while
re-enforce the local function of those areas.

6.0 Character Precincts

A review of the Official Plan Location Factors and the built form in the City indicates
that there are five residential and residential/commercial mixed use areas that have
distinct characteristics. These areas are shown on Figure 8 and described below.

Each of these Precincts will require different policies and Design Guidelines to guide
intensification.
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Figure 8 - Windsor Character Precincts
6.1 City Centre

This area is shown on Schedule E to the Official Plan and well described in that
document. It consists of medium to high profile buildings, ground floor retain/office
uses and generally reflects a post-war architectural style. The Official Plan directs
higher density residential uses to this area as part of the mixed use character and
includes appropriate Design Criteria.

6.2 Regional Nodes

These areas are shown graphically on Schedule J to the Official Plan. Schedule D to
the Official Plan shows the areas as Mixed Use, Commercial Centres, Commercial
Corridors and Business Parks. Chapter 3 of the Official Plan acknowledges that over
time these areas will become mixed use communities, however this is not reflected in
Chapter 6 of the Plan. The areas are large commercial centres with generally low
profile buildings (less than 3 stories), vast parking lots and adjacent to major
transportation routes.
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6.3 Corridors

The Corridors connect Regional Centres, the City Centre and Employment Areas with
four-lane roads and major transit routes. They are referred to as Commercial Corridors
in Chapter 6 of the Plan and on Schedule D. However, they also include low and
medium profile residential uses and local commercial uses.

6.4 Neighbourhood Nodes

Neighbourhood Nodes typically occur at intersections of arterial or collector roads.
They are mixed use areas with local commercial uses, some specialty retail and dining
and low to medium profile (under 5 stories) residential uses. The goods and services
provided are local serving and oriented to pedestrian traffic. There is limited off street
parking.

6.5 Low Profile Neighbourhoods

Most of the residential areas in the City are designated as Residential areas on
Schedule D to the Official Plan. However, these areas also contain some medium
profile and high profile buildings as the Official Plan permits all densities within the
Residential designation. Most of the medium and high profile buildings are in the
vicinity of Corridors and Neighbourhood nodes within the Residential designation.
Many of the low profile neighbourhoods that were reviewed reflect the architectural
style of the 1960’s and 1970’s, primarily bungalow or 1 1/2 story buildings on large lots
with mature landscapes

6.6 Mature Neighbourhoods

There are a number of neighbourhoods in the City that warrant special consideration
due to their historic and culturally significant character. These communities include
Walkerville, Old Town and Sandwich. These neighbourhoods were designed and built
in the 1920's and 1930’'s and have a consistent architectural style that reflects the
prosperous City that Windsor became in that era.

7.0 Policy Direction

The passing of the ICBL is an indication that the City believes it does not have suitable
policies or regulations to address appropriate infilling and intensification within the
City. Updated policies are required to provide greater direction to Council, Staff and
the public when considering proposals for multiple residential developments. The
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following provides general direction for how the current planning policies and
regulations should be modified to provide this direction.

7.1 Change and Investment

Maintaining historic neighbourhoods requires investment, however that investment is
of a smaller scale, primarily directed toward maintenance. The City has Community
Improvement Plans that provide incentives for maintaining the architecture integrity of
historic buildings while promoting investment in those areas.

Investment in change is more significant as it often requires purchase and removal of
existing development and investment in infrastructure to support large scale buildings.
The City directs the most significant change and investment to be directed to the City
Centre and the least change to occur in Historic and Stable Neighbourhoods. The
following graphic depicts the scale of investment in change anticipated in the City's
Official Plan.

Investment in Change

City Centre - Regional Centres - Corridors - Neighbourhood Nodes - Residential Neighbourhoods - Mature Neighbourhoods

The Official Plan Policies should clearly direct the greatest degree of change and
investment in intensification to the City Centre, followed by Regional Centres then
Corridors.

Figure 9 -
Tecumseh
Rd and
Lauzon
Parkway
Regional
Centre

The current

Regional

Commercial Centres have tremendous capacity to accommodate large scale housing
projects. They typically have sufficient vacant lands to accommodate buildings and
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parking. The Centres could also use additional residential support for the commercial
uses. These areas should be identified as Intensification Priority Areas.

The corridors in the City, and to a lesser extent the Neighbourhood Nodes can
accommodate mid-rise residential and commercial mixed use buildings through the
redevelopment of presently underutilized commercial sites. Recent changes to the
retail market will put added pressure on old shopping centres and plazas to redevelop
in order to ensure that the site remains viable.

Figure 10 - Tecumseh Rd Corridor

The Corridors and Nodes should also be identified as Intensification Priority Areas in
the Official Plan.

7.2 Protection and Promotion

In order to promote or facilitate investment, planning policies must reduce uncertainty.
Similarly, in order to protect existing neighbourhoods and their individual character,
policies must clearly protect those areas. These objectives should also be reflected in
the City's Intensification Strategy.

In developing this Strategy, the policies need to reflect the degree of protection and

the degree of promotion or facilitation. The following graphic depicts how these
directions relate to the Character Precincts in the City.

City Centre - Regional Centres - Corridors - Neighbourhood Nodes - Residential Neighbourhoods - Mature Neighbourhoods

Protection
l Promotion
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The current Official Plan policies in Chapter 3 of the Plan clearly express the intent to
promote investment in the City Centre and promote change in the Regional
Commercial Centres. Additional policies to increase the extent of promoting change
and development in the Corridors would assist in directing intensification to those
Areas.

Clear policies are required to protect the character of stable Residential
Neighbourhoods and especially the identified Mature Neighbourhoods. In these
areas, detailed Design Guidelines would greatly assist the City to protect the character
while not entirely preventing any change,

7.3 Defining Compatible Development

All communities evolve over time, and one of the most important challenges for
decision makers is to establish an approach to development approval that ensures that
change is understood on the basis of "Compatible Development". The concept and
definition of compatible development is intended to ensure that all new development
within the City is appropriately integrated into the existing built form and landscape
and enhances the image, livability and character of the entire City. The starting point
is to consider the tested definition of "Compatible Development”, as follows:

"Compatible development means development that may not necessarily be the
same as, or even similar to the existing buildings in the vicinity, but, nonetheless,
enhances an established community and coexists with existing development
without causing any undue, adverse impact on surrounding properties.”

"Compatible Development" is an overarching principle of good planning, applicable
throughout the City of Windsor, and its definition needs to be clearly understood, and
applied in different ways, in different contexts throughout the City. This definition
raises a variety of key phrases that require further definition:

Development in the vicinity - the concept of vicinity can be flexible. Within this
neighbourhood context, the definition of vicinity should vary by the scale of
development. There are generally two key scales of development/ redevelopment that
must be considered, including:

» Major redevelopment, where land assembly and significant development
intensification are proposed - likely in a townhouse or apartment form. The
vicinity here should be extensive, perhaps community based; and,
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» Minor redevelopment, where land assembly is not necessarily required, but
existing dwellings are demolished and replaced by new intensified
development. The vicinity here should include properties within 150 metres
in all directions. This vicinity could be reduced further if the anticipated
impacts are considered to be more immediate - within a few properties on
either side and across the street of a proposal.

Enhance an established community - this is a general phrase that needs to be
articulated. In order to pass this test, the nature and character of the defined vicinity
needs to be considered and clearly articulated. Clear statements about those attributes
that define the character of that vicinity are required to assist in the determination of
what form of building can "enhance" that character, and what form of building may be
"detrimental". Further, community investment is an important factor to consider where
new and significant investment within a District may be both necessary and desirable.

"Coexistence without undue, adverse impact on surrounding properties” - this is quite
an onerous test, usually related to easily identifiable/quantifiable impacts like shadow,
privacy, traffic and parking problems. In some instances, the concept of "visual impact"
may be established as an important development review criteria. Visual impact analysis
will need to be tied to the attributes that define the area's character, either on a District-
wide or defined vicinity basis.

7.4 Special Needs Housing

The Official Plan and Zoning By-law need to be amended to provide a definition of
Special Needs Housing, and remove all other definitions that related to how a dwelling
unit is to be used, particularly where a specific group of people are specifically
recognized - like students, or seniors - or where the number residents and/or
relationship among residents is identified. Itis appropriate for the definition of Special
Needs Housing to be inclusive of a host of types of Special Needs Housing so that
direction can be appropriately provided in the Zoning By-law.

» Permit in all designations where residential uses are permitted, specific
identification of Special Needs Housing, subject to meeting the built-form
policies and regulations of the designation.

» Define the differences among forms of Special Needs Housing that are
institutional in nature (long-term care homes, for example), and potentially
commercial (short-term accommodations, for example) and identify where
those uses are appropriately accommodated.
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Summary of Recommendations

The next phase of this project will be a comprehensive implementation strategy that
will consider a host of recommendations that are geared to:

» Prioritizing the City's centres corridors and nodes for intensification through

supportive Official Plan policies.

Reducing the risks inherent to the planning approvals process by pre-zoning
identified centres and corridors for intensification and mixed-use development.
Pre-zoning will identify the appropriate permitted land uses and will establish
appropriate built form, massing and transition regulations.

Reducing the cost of development by right-sizing parking standards and
parkland dedication requirements and identifying areas where financial
incentives may be considered.

The corollary is also true, the comprehensive implementation strategy will provide a
host of recommendations that will provide planning tools aimed at regulating
intensification initiatives within the City's established neighbourhoods

Subject to the endorsement of these recommendations, amendments to the Official
Plan and Zoning By-law would be prepared for consideration by the City:

1.

Stand-alone medium and high profile buildings should be permitted in the
Regional Centres (designation name to exclude “Commercial”), with a policy
framework that ensures appropriate transitions to adjacent communities.

Medium profile combined (mixed) use buildings should be permitted in the
Regional Centres and the Corridors with a policy framework that ensures
appropriate transitions to adjacent communities.

. Combined use buildings up to 4 storeys high should be permitted in the

Neighbourhood Nodes.

The Residential policies should include consideration of modestly scaled
intensification projects within 50 m of a Neighbourhood Node.

Mature Neighbourhoods should be identified on Schedule G to the Official Plan.
Intensification in these areas should be limited to development of a consistent
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character to what presently exists in those areas in terms of front and side-yard
setbacks, height and density.

6. The low density Residential Zones should include maximum gross floor area
limits and reduce maximum heightto 10 m.

7. The minimum dwelling unit size should be eliminated from the Zoning By-law

8. The Residential policies should define limits to intensification that will ensure
that re-development for intensification is compatible with the existing built form.
Additional policies regarding parking and landscaping requirements should be
included in the Official Plan.

9. The City should amend the Official Plan and Zoning By-law to ensure
compliance with the Human Rights Code, and to set a policy framework for the
City to establish and enforce a licensing program for various forms of Special
Needs Housing.

10.The Official Plan should enable Council to adopt Design Guidelines and
implement those guidelines through architectural control in the development
process. Design Guidelines will be implemented through a combination of
Associated Official Plan design-focused policies, the Zoning By-law and Site Plan
Approval, and potentially through urban/architectural design control processes.

Respectfully submitted

Jim Dyment BES, MCIP, RPP Ron Palmer, BES, MCIP, RPP
Municipal Planning Consultants The Planning Partnership
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1. INTRODUCTION

1.1 Design Guidelines Context

The City of Windsor is located in the southernmost
portion of Ontario, situated on the south bank of the
Detroit River and Lake St. Clair, one mile across
from Detroit, Michigan. The City currently covers
approximately 146.9 square kilometres and is the
chief port of entry between Canada and the United
States.

There is a desire across Ontario to see existing
communities intensify over time to assist with
delivering on a number of key planning principles,
including:

* A more efficient use of land and investments in
municipal infrastructure, typically based on an
urban structure of higher density centres and
corridors;

* The establishment of transit supportive forms
of development that will support transit system
investment and promote more mobility options;
and,

» The delivery of a broader mix of housing types,
including housing that is more affordable than
the traditional housing stock.

The current planning paradigm in the City plans
for the City’s greatest height and density along its
major corridors and in its nodes while promoting
compatibility and stability in the surrounding low
density neighbourhoods. Significant intensification
is being directed to Intensification Priority Areas
resulting in new sets of challenges and opportunities
for the City including compatible development and
heritage conservation.

The City’s Intensification Priority Areas have
substantial potential to accommodate intensification
in a residential and mixed use form and will be
directed to:

* Regional Centres;

e Corridors;

* Neighbourhood Nodes; and,

» Stable and Mature Neighbourhoods.
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1.2 Purpose of the Design Guidelines

Guided by the community vision articulated in the
Official Plan (OP), and building on the principles
of ‘compatible’ development, the objective of the
Urban Design Guidelines is to provide direction for
the design of future uses that respect the unique
character of Windsor’s neighbourhoods.

The design guidelines are intended as a framework
that outlines the salient characteristics of various
design concepts and principles. The intent is to
guide new development to become distinctive,
while relating harmoniously to the use, scale,
architecture, streetscapes, and neighbourhoods
of Windsor, as well as meeting the needs of its
citizens and visitors. The Urban Design Guidelines
will provide predictability for applicants, the City,
and stakeholders, by providing consistent direction
about the criteria for the design of proposed
development in Intensification Areas.

The provisions, and examples in the Urban Design
Guidelines should be used as the foundation of
design for intensification projects in the City and will
be used in the assessment development proposals.

Meeting the requirements of the guidelines does
not preclude the necessity to design specific site
elements to function properly, be of high quality
construction, and with appropriate attention to
details that ensure that site improvements can be
properly maintained.

Note. lllustrations and photographs shown
throughout this guideline document demonstrate
examples of how the guidelines can be applied and
are not intended to exclude other designs that meet
the intent of the Guidelines.
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1.3 What are Design Guidelines

Good urban design contributes to the vitality and
health of a community; aesthetics, architecture,
and compatibility; and to vibrant and successful
public spaces. The Urban Design Guidelines
for intensification in Windsor are a set of
recommendations intended to guide development
to achieve a desired level of prescribed quality for
intensification.

Urban Design Guidelines address the relative height,
massing and articulation of elements (buildings and
landscapes), and their relationship to one another
and to their surroundings. These ‘qualitative’
aspects of physical form work in combination with
zoning parameters to lend shape and ‘character’ to
a neighbourhood.

Urban Design Guidelines are statements that
include design guidance, criteria, standards and
codes for how to shape the built environment, both
the individual elements, as well as how these should
be spatially arranged and relate to one another.
Urban Design Guidelines address diverse scales of
development, from site specific to city-wide. Design
Guidelines typically address the design of buildings,
landscape features and their organization within a
defined area, as well as their relationship to their
surroundings - built and natural.

Building’s front-elevation as
integral part of the streetscape
Massing in relation to °

adjacent buildings
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Diagram generally illustrating the contextual considerations for new
buildings in a Neighbourhood.
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1.4 How Will They be Used?

The Urban Design Guidelines shall apply to all
intensification projects subject to review and
Planning approval by the City through subdivisions,
condominiums, and site plan control applications
as permitted under the Planning Act and the Zoning
By-law, and in some instances, Committee of
Adjustment.

The Zoning by-law establishes clear regulations for
lot coverage, parking, setbacks, and height - the
‘quantitative’ aspects of a neighbourhood’s physical
form. While zoning regulates how buildings sit
within a lot/block, it represents only one of the
planning tools that may be used to guide and shape
development. These guidelines are not intended to
duplicate the Zoning By-law, but instead, work in
conjunction with the zoning standards to ensure
enhancements of development through qualitative,
context related design.

The Urban Design Guidelines will be used to
evaluate development applications in order to
ensure that a high level of urban design is achieved.
The Urban Design Guidelines will be used by:

» City Council and Committees;
» City staff and external agencies;

 The development industry including but not
limited to developers, consultants, and property
owners; and

» Thepublicforagreaterawareness of the benefits
of urban design in their neighbourhoods.

Guidelines, as opposed to Official Plan policies
or Zoning By-law regulations, are a qualitative
test that require interpretation. Development
applications will be assessed on a basis of
compatibility with adherence to the spirit, if not the
letter, of the guidelines. The test is “consistency”
rather than “conformity”. Consistency in terms of
agreement, or in keeping with, the intent of the
guidelines and avoiding contradiction. As such,
these Urban Design Guidelines are intended as
a reference. They indicate the City’s expectations
with respect to the character, quality, and form of
new development in Windsor’s centres, corridors,
nodes, and neighbourhoods.
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1.5 Applicability

Compliance with the provisions of the Urban
Design Guidelines does not preclude compliance
with other development regulations associated
with an application as required by the City or other
applicable jurisdiction.

Where provisions of the Urban Design Guidelines
conflict due to the characteristics of a proposal, the
more restrictive shall apply and/or an alternative
design solution(s) may be required that meets the
intent of the Urban Design Guidelines.

1.6 Submissions

To assist decision makers, stakeholders, and
community members in understanding proposals
applicants shall submit an Urban Design Brief in
support of a development application. The Urban
Design Brief will provide the design rationale for the
building, landscape, and site design elements of
the proposed development.

The Urban Design Brief shall describe the project
and demonstrate to the City how their proposal
is consistent with the Urban Design Guidelines,
including any additional written materials,
graphic illustrations, and diagrams necessary to
demonstrate compliance with the Urban Design
Guidelines.

The Urban Design Brief shall outline how the design
considerations of the guidelines have been met,
how the development responds harmoniously to
the specific context, and how it is complementary to
the character of the surrounding neighbourhood in
terms of building placement, building design, height,
massing, materials, heritage considerations, etc.

Further information see Appendix A for the Urban
Design Brief Terms of Reference.
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1.7 Compatible Development

All communities evolve over time, and one of the
most important challenges for decision makers is
to establish an approach to development approval
that ensures that change is understood on the basis
of “Compatible Development”.

The intent for intensification in Windsor is to
encourage compatible design that does not
deviate substantially from an established pattern,
without requiring an identical design, architectural
style, or material palette for every dwelling or
building in a neighbourhood. It is important that
intensification integrates with the existing context
and co-exists in harmony with no undue physical or
functional adverse impact on existing or proposed
development in the area.

The concept and definition of compatible
development is intended to ensure that all new
development within the City is appropriately
integrated into the existing built form and landscape
and enhances the image, livability, and character of
the entire City.

The starting point is to consider the tested definition
of “Compatible Development”, as follows:

“Compatible development means development
that may not necessarily be the same or
similar to the existing buildings in the vicinity,

but, nonetheless, enhances an established
community and coexists with existing
development without causing any undue

adverse impact on surrounding properties.”

“Compatible Development” is an overarching
principle of good planning, applicable throughout
the City of Windsor, and its definition needs to be
clearly understood, and applied in different ways, in
different contexts throughout the City. This definition
raises a variety of key phrases that require further
definition:
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Development in the vicinity - the concept of
vicinity can be flexible. Within this neighbourhood
context, the definition of vicinity should vary by
the scale of development. There are generally
two key scales of development/redevelopment
that must be considered, including:

- Major redevelopment, where land assembly
and significant development intensification
are proposed — likely in a townhouse or
apartment form. The vicinity here should be
extensive, perhaps community based; and,

- Minor redevelopment, where land assembly
is not necessarily required, but existing
dwellings are demolished and replaced by
new intensified development. The vicinity
here should include properties within 150
metres in all directions. This vicinity could
be reduced further if the anticipated impacts
are considered to be more immediate -
within a few properties on either side and
across the street of a proposal.

Enhance an established community - this is
a general phrase that needs to be articulated
generally. In order to pass this test, the nature
and character of the defined vicinity needs to
be considered and clearly articulated. Clear

Scale of new
development

Major redevelopment - land assembly;

significant intensification

Minor redevelopment - conversion,

demolition, or redevelopment of existing

dwelling or property

Renovation/Addition - renovation or
addition to dwelling on an existing lot
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statements about those attributes that define
the character of that vicinity are required to
assist in the determination of what form of
building can “enhance” that character, and what
form of building may be “detrimental”. Further,
community investment is an important factor to
consider where new and significant investment
within a neighbourhood may be both necessary
and desirable; and,

e Coexistence without undue, adverse
impact on surrounding properties - this is
quite an onerous test, usually related to easily
identifiable/quantifiable impacts like shadow,
privacy, traffic, and parking problems. In some
instances, the concept of “visual impact” may
be established as an important development
review criteria. Visual impact analysis will
need to be tied to the attributes that define the
area’s character, either on a community-wide or
defined vicinity basis.

In determining compatibility, an area of influence in
the vicinity of the new development shall be used.
New development should be compatible with the
existing development within its area of influence.
The scale of new development determines the
appropriate scale of the area of influence.

Area of influence for
determining compatibility

neighbourhood or community
based

streetscape/block or 150 metres
in all directions

existing dwelling and immediate
neighbours (including across the
street)
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The focus of compatible development within
a defined Centre, Node or Corridor is less
about protecting community character as new
development is specifically promoted to change the
character of these centres and corridors, and more
: : focused on ameliorating undue, adverse impacts

_..|_ T-—.: NWARTRAY on adjacent properties.

: IS'teI : ' As such, the following considerations should be

| | | taken into account to ensure compatibility where

' -l ' ' intensified development is proposed within an
Local Ngfghbourhood Road identified Centre, Node or Corridor:

i | | * Consider the height and massing of nearby

- - . buildings, and where appropriate, incorporate
buffers and/or transitions in height and density
to adjacent properties;

* Provide, or permit the reduction of on-site

area to be considered generally includes the area indicated. urban and mixed use context:

* Implement appropriately urban streetscape
patterns, including block lengths, setbacks, and
building separations; and,

* Ensure capacity exists and that there are no

: adverse impacts on the City’s sewer, water,

' [
TN T""{ N\ ]_ N storm water management, and transportation
; ; _ ' systems.
| | =S|te= ; |
i ' : = : | Consistent Development
&=l : ' Throughout the Urban Design Guidelines, the terms
Local Neighbourhood Road consistent and consistency are used. Consistent

refers to responding harmoniously to a specific
context and being complementary to the existing
area.

| ! | i |

R It is the intent of the Urban Design Guidelines
to ensure that intensification in the Mature
Neighbourhoods reflects a consistency of style.
Within a locality of consistent character there are
usually predominant building materials, textures,
and ranges of colour, particularly in detail and
decoration. Good infill buildings should recognise
characteristic materials, textures, and colours used
locally and in adjacent buildings. These should be
re-interpreted and incorporated as part of the new
building.

When an addition to an existing building is proposed, the area
of influence generally includes the adjacent lots indicated.

Diagrams generally illustrating the area of influence, in relation to
the scale of building proposed.
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2. STABLE & MATURE NEIGHBOURHOODS

Throughout a number of Windsor’'s Stable and Mature Neighbourhoods there is a growing trend of
dwellings being renovated, enlarged, or replaced by new dwellings, which are often significantly larger
or conflict with the existing character of the community. Due to this trend, special consideration must be
placed in a number of neighbourhoods in the City due to their historic and culturally significant character.

The City’s objective for these evolving and historic neighbourhoods is to promote new construction that
recognizes and enhances the neighbourhoods unique character as it is defined based on elements of
urban design, streetscape, architecture, and landscape which contribute positively to their evolving image.

The purpose of the Urban Design Guidelines is to implement the Official Plan Vision for Stable and Mature
Neighbourhoods by identifying the key attributes that contribute to the character of the area and providing
a framework to guide the design of additions, new buildings, and landscapes that:

Reconcile compatibility with diversity, while avoiding both monotony and harsh contrasts;
Respect the architectural character of the neighbourhood;

Promote a contextual design approach that considers the adjacent and surrounding development and
fosters pedestrian scaled/oriented streetscapes;

Encourage appropriate flexibility, innovation, and diversity in design, intrinsic to evolving communities;
and,

Recognize and implement the existing standards and guidelines for the conservation of Cultural
Heritage Resources, where appropriate.
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2.1 Understanding Neighbourhood Character

The Stable and Mature Neighbourhoods design
guidelines are intended to address the changes
occurring in these neighbourhoods so that
compatibility and consistency can be achieved
within the existing context and neighbourhood
character.

Stable Neighbourhoods

Achieving compatibility in Stable Neighbourhoods
is not about replicating the existing form or
reproducing architectural styles or details of nearby
buildings. Rather, the focus is to direct how new
development can be designed to maintain and
preserve neighbourhood character.

New developmentin Stable Neighbourhoods should
be designed to respond to the basic neighbourhood
patterns and reoccurring characteristics, such as lot
patterns; placement and orientation; scale, height,
and massing of dwellings; existing vegetation;
topography; and other common or distinctive
elements.

Mature Neighbourhoods

New development in Mature Neighbourhoods
should also achieve compatibility similar to Stable
Neighbourhoods, but the focus in these areas is to
be consistent with the architectural style, building
elements, and materials of existing dwellings in the
surrounding neighbourhood.

The intent is to maintain and protect the existing
historic and culturally significant character of these
neighbourhoods. Colour schemes and materials
should be inspired by, and carefully coordinated,
with surrounding buildings for visual harmony
and consistency with the architectural style of the
buildings, as well as the neighbourhood.

Materials and colours of surrounding buildings
need not be simply copied but used as a point of
reference. Modern materials can be used if their
proportions and details are harmonious within the
surrounding historic context. Colour, texture and
tonal contrast can be unifying elements.

Neighbourhood Character

Character means the collective qualities and
characteristics that distinguish a particular area or
neighbourhood. In a general sense, the character
of the City’s Stable and Mature Neighbourhoods is
defined by the comfortable scale of the buildings
and the streets, the street trees and landscape
features, and the feeling of history invoked by the
inventory of period appropriate and historic homes.

In many of Windsor's neighbourhoods there
is a diversity of building forms, housing types,
streetscapes, and landscape features. Diversity is
an element to be celebrated as a defining factor
within each of these neighbourhoods.

Three storey apartment buildings on Argyle Street in the Walkerville neighbourhood.
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The character of the City’s Stable and Mature
Neighbourhoods is defined generally by the
following elements:

Architecture - Architectural styles, in some
cases vary dramatically, while in other
neighbourhoods, convey consistency. While a
rigorous adherence to a particular form or style
is neither desirable nor realistic there are key
elements of all building designs that can be used
to ensure that different forms and styles can co-
exist alongside one another in a compatible and
complementary manner;

Heritage - The inventory of heritage buildings
within the Stable and Mature Neighbourhoods
is a key contributor to the character of the
neighbourhoods. To maintain the historic
character of these areas, the design of both new
development and additions must complement
the heritage character and be context-specific
to avoid detracting from the existing built fabric.

Lot Size/Frontage - Streets that display the
most diversity in terms of lot size and street
frontage are not necessarily negative in terms
of community character. Varying lot sizes and
frontages can accommodate a diversity of
housing types and built forms. To support this
variety and diversity as a positive attribute, it
is important to ensure that the development is
appropriate for the site and within the context of
the surrounding built form;

Setbacks - Front and side yard setbacks
are character giving elements within these
neighbourhoods that establish both the

Gateway to historic Sandwich Town
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building’s relationship with the street, and
the visual separation between buildings.
Consistency in building setbacks, regardless of
built form, is a key character giving element of
any street;

Streets - On a street by street basis, right-
of-way and pavement widths are considered
important to the image of a Stable and Mature
Neighbourhood and are directly related to the
adjacent scale of development, with a desire
to maintain existing relationships among
pavement width, boulevard treatment, and the
interface between the street and the adjacent
buildings;

Street Trees and Landscaping - The protection
of mature street trees and the enhancement
and maintenance of front yard landscapes in all
Stable and Mature Neighbourhoods is a crucial
objective in maintaining its positive character;
and,

Parking - Dealing with the issue of parking is
often a flashpoint in the conversation about
residential intensification. Parking must be
appropriately accommodated on the site of
any specific residential development, and that
parking supply may be augmented by on-
street parking, or in parking spaces provided
in communal facilities. A lack of parking supply,
with too much reliance on on-street parking has
a significant negative impact on community
character and may impact the functional
operation of the street network.
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2.2 General Guidelines for all
Development

The intent for development within Windsor’s Stable
and Mature Neighbourhoods is to maintain the Low
Profile built form character of the area and ensure a
sensitive integration of new development, additions,
or renovations to adjacent properties.

Low Profile development in the Stable and Mature
Neighbourhoods includes single-detached, semi-
detached, duplex, townhouses, and apartments
that are generally no greater than three (3) storeys
in height.

2.2.1 Site Orientation

The relationship between buildings through
placement on the lot is important to ensure a
consistent neighbourhood ‘feel’ and to define
and frame the street while imparting the sense of
openness and enclosure.

The Zoning By-law establishes clear regulations
for front yard setbacks and interior/exterior side
yard setbacks. The objectives of the Urban Design
Guidelines in directing the relationship of the
building to lot lines are to:

* Maintain consistent spacing between dwellings;
and,

» Allow a measure of privacy between neighbours
by providing space for light and landscaping.
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Consider building placement and siting on
a property in relation to the street and the
property’s neighbours to reinforce the positive
characteristics of the existing streetscape.

Ensure the scale of Low Profile buildings is
compatible and sensitively integrated with
residential buildings in the immediate vicinity
in terms of building mass, height, setbacks,
orientation, privacy, landscaping, shadow
casting, accessibility, and visual impact.

Locate dwellings close to the street edge to
frame the streetscapes, however, this will
depend on the setbacks to houses on either
side of the site.

Maintain consistent front yard setbacks along
the street. New development should have a
set back equal to the predominant setback
(70%+) on the street (+/- 1.0m), or a distance
that is the average of those on either side of the
development site (+/- 1.0m).

Provide side yard setbacks that reflect those of
adjacent homes, or are the average distance
of those on either side of the development, in
accordance with existing zoning standards, to a
minimum of 1.2 metres.

Generally consistent spacing between buildings

Front setback reflects that of
adjacent units

New

Front yard setback approaches

Front setback is the average of
that of adjacent units

|New |
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6. Consider

rear yard privacy issues when
extending a home towards the rear property line
or building a new dwelling by:

a. Minimizing extensions beyond the adjacent
dwellings rear wall;

b. Limit direct conflict with new windows on the
side elevations with existing windows on the
abutting building;

c. Minimizing the location of second floor
balconies on rear and side elevations or
providing privacy screening on the side of
the balcony; and,

d. Providing fencing that effectively screens the
rear amenity and minimizes its exposure to/
from adjacent properties, where appropriate.

Limit blocks of street townhouses to a maximum
of 8 units, with 6 units preferred. The length of
the townhouse blocks should not exceed 50
metres, unless it is essential to the architectural
style of the townhouse block.

Orient blocks of attached townhouse units to the
street with integrated front garages accessed
from the street. For rear lane townhouses an
attached or detached garage will be located at
the rear of the block and accessed from a lane.

2.2.2 Developments within Heritage

Contexts

Locate and design buildings to respect and
complement the scale, character, form, and
siting of on-site and surrounding cultural
heritage resources.

Ensure that conceptual design and massing
of development or redevelopment projects
are compatible with adjacent listed heritage
buildings and/or sites.

New buildings located adjacent to built cultural
heritage resources will be compatible with
existing historical building types, colours, and
material palettes having regard for modern
building designs, techniques, and materials.
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2.2.3 Access & Parking

Garages and driveways should be located and
sized based on the established pattern of the
neighbourhood. The objectives of the Urban Design
Guidelines in directing the location and width of
garages and driveways are to:

Prioritize the location of a garage off an open
and travelled alley;

Ensure that garage doors do not dominate the
front facade of the house;

Minimize the garage and driveway presence on
the streetscape;

Direct parking to the side or rear of a building to
ensure the front yard can be landscaped; and,

Maintain a consistent garage type and driveway
width along the street.

Place garages behind the front wall of the
dwelling or at the side or rear of the lot, unless
the predominant location of the garage on other
houses on the streetscape are at the front of the
house or not at the side or rear.

Townhouses should be serviced with access to
the garage or parking from the rear of the unit.
The front yard is best fully landscaped, with a
single width driveway leading to the parking or
garage area at the rear.

Ensure rear lane accessed garages are
complementary in design and building material
with the principal dwelling.

Where there is no option for rear access parking,
the garage on the front face of the dwelling unit
should not dominate the streetscape.

Set back detached garages from the main
front wall of the dwelling. Ensure detached
garages are similar in material and architectural
character to the dwelling.

Ensure front-facing garages attached to the
main dwelling do not occupy more than 50% of
the building’s width. For semi-detached, duplex,
and townhouse units, pair garages to allow for
more substantial front yard green space

Development & Heritage Standing Committee - June 6, 2022
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10.

Locate and space driveways to reinforce the
rhythm along a street and to allow for street
trees to be planted in the boulevard.

Ensure the garage door does not protrude
beyond the front wall of the townhouse. Building
design should include elements to reduce the
dominance of the garage doors by, for example:

a. Single car garages only (2.7 m door width);
b. Including a habitable room over the garage;
c. Articulating the front door with a porch; and,
d

Integrating the design of the roof over the
garage with that of the townhouse units.

Parking for detached, semi-detached, and
townhouse dwellings is only permitted in the
front or exterior side yard and only on a driveway
or a parking pad.

For Low Profile apartments, locate visitor
parking, loading, and service areas in areas of
low public visibility in side or rear yards and set
back from the front facade of the building.

Garages set back from the main dwelling.
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2.2.4 Landscaping

The objectives of the Urban Design Guidelines with
respect to landscape are to:

Maintain the green landscape character of the
neighbourhood;

Plan for the urban canopy;
Screen views to rear yard parking; and,
Preserve mature trees.

Preserve existing mature trees where possible.
The planting of new trees is encouraged to
provide a continuous canopy over the street and
to replace any canopy lost to new development.

Enhance the bio-resiliency of the area through
planting of native, non-invasive trees and
shrubs.

Include landscaped areas in front of buildings
that provide a transition from private to public
areas. A minimum of 50% of the front yard zone
should include soft landscaping areas (non-
paved areas supporting grass, groundcovers,
trees and/ or shrubs).

Encourage permeable paving for new walkways
and driveways to reduce run-off to storm sewers
and soften the streetscape appearance.

Landscaped areas provide a transition from private to public areas.
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10.

Where the predominant (70%+) existing
streetscape character has design elements
such as low stone walls, low permeable fences,
planting and/or other landscaping at the front
of the lot, ensure new development provides
similar elements.

Maintain the green character of the front yards
and avoid monotony of treatment over large
extents of development. The front yards of units
in a new townhouse development should have
a coordinated landscape design that should
include fences/hedges, and street trees in the
boulevard.

Ensure front yard hedges or fencing that are
used to define the edge of private property
are no more than 1.2 metres high to maintain
visibility to the street.

Screen the parking lots of apartments from
abutting residents and street view through the
use of landscape buffers and/or fencing that is
consistent with the building’s architectural style.

Consider outdoor amenity areas in the form
of second floor decks or rooftop patios for
townhouses with an attached garage in the rear
as an alternative to traditional rear yard amenity
areas.

Provide outdoor amenity space for apartment
units either individually or in a shared space.

2.2.5 Materials

The variety of building materials contributes to
the interest along the street and to the varied
architectural character of the neighbourhood.

The objectives of the Urban Design Guidelines for
renovations, additions, and new construction are to:

Ensure high quality materials are used;

Preserve the variety of design, colour and
building materials within a range that enhances
the character of the neighbourhood; and,

Ensure that while buildings will inevitably change
over time, they will maintain the cohesive visual
character of the street.

Appendix C - DRAFT

Ensure building materials reflect and
complement the existing materials in the
area and are high quality, durable, and easily
maintained.

Ensure the materials selected are consistent
for a building’s facade and any walls that are
publicly visible.

Recommended building materials include brick
masonry, stone masonry, wood, or stucco; one
or two of these materials should be selected as
base materials and may be complemented by a
wider range of accent materials.

For additions or renovations to an existing
building, incorporate materials and colours that
are consistent with and complement the main
building.

Ensure material changes on exposed elevations
occur at transition points, such as a change of
plane.

Ensure rear and side walls exposed to public
view are of a similar composition to the front
wall.

Colour should be selected from the heritage
palette. In most cases the predominant colours
throughout the City’s historic neighbourhoods
are subdued. The preferred colours are those
within a traditional palette.

Traditional high quality building materials are
encouraged. The traditional building materials
utilized within each historic neighbourhood
should be identified and are to be encouraged
for new development.

Ensure material changes on exposed elevations
occur at transition points, such as a change of
plane.
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2.3 Modest Infill Development

The intent for development of single lot infill is
to encourage compatible design that does not
deviate substantially from an established pattern,
without requiring an identical design, architectural
style, or material palette for every dwelling or
building in a neighbourhood. It is important that infill
development integrates with the existing context
and co-exists in harmony with no undue physical or
functional adverse impact on existing or proposed
development in the area.

2.3.1 General Guidelines

1. Infill development in the form of architecture for
renovations and new construction shall:

a. Ensure development is  sensitively
integrated with the existing context and
character of the neighbourhoods identity.

b. Preserve the variety of design, colour
and construction materials within a
range that enhances the character of the
neighbourhood; and,

c. Maintain compatible architectural character
in the design of roofs, windows, doors,
porches and signs.

Existing

Appendix C - IQQ%FT

Ensure the architecture of a new dwelling is
consistent with the architectural style and era in
which its neighbourhood was built.

Design the architecture of an addition to be
consistent with the original architecture of the
existing dwelling.

On second-story additions and new two-story
dwellings, maintain architectural continuity of
materials and detailing around all sides of the
dwelling, especially where the dwelling backs
onto and is visible from adjacent streets or other
public areas.

Ensure solar access by designing a new dwelling
or addition to not adversely affect the availability
of daylight falling on neighbouring properties.
Design the location, scale, and massing of an
addition or new dwelling to have regard for the
amount of shadow upon neighbours’ rear yard
areas.

New dwelling

1. New building is similar in setback 3. The portion of the new building

and preserves the large front
yard and mature trees.

2. New building is similar in side

yard setback.

Demonstration of compatible infill.

closest to the street edge has a
similar low profile to the existing
buildings; taller portions are set
back.

4. Similarity in massing and roofline
elements.
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2.3.2 Building Design
2.3.2.1 Massing & Elevation Articulation

The objectives of the Urban Design Guidelines in
directing the relationship of the building elevation
and entrance to the street are to:

Encourage a variety of architectural forms
and styles that reflect the evolution of the
neighbourhood while enhancing its character.

Promote “eyes on the street” and a strong
presence of the main elevation on the street;

Ensure that the prominence of the front
entrance is maintained and consistent with the
surrounding neighbourhood; and,

Ensure the entrance remains the main feature
of the house and is oriented to and clearly
visible from the street.

Design dwellings to have articulated elevations,
especially those exposed to streets and
open spaces. Articulated elevations might
include changes in plane, projections,
enhanced fenestration, highlighted entrances,
complementary materials, among other
architectural elements.

Design the building envelope, and individual
architectural elements within the building,
to reference the architectural treatment of
buildings in the neighbourhood. The goal is not

Appendix C - DRAFT

to replicate buildings of the neighbourhood,
but to ensure new development relates to
them by incorporating similarities in design
language to promote compatibility. Massing
and architectural elements to be considered
include:

a. Similar building shape (square, rectangular,

L-shaped, etc.);

Roof lines with similar massing, pitches
and articulation (gable, hipped, shed, flat,
use of dormers, etc.);

Similar principal building massing elements
(bays, projections, first floor height, building
height, entry features, etc.);

Similar architectural features (porches,
stoops, chimneys, columns, frieze boards,
etc.);

Important datum lines (cornice, base
courses, string courses, window alignment,
bays, etc.); and,

Similar proportions (bays, windows,
garage, etc.).

Ensure the new building is generally consistent
in height and massing with adjacent buildings
along the streetscape.

Provide appropriate transitions in height to
existing adjacent buildings and ensure no new
building is more than 1.5 storeys or 4.5 metres
higher than the adjacent dwellings.

New dwelling
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(base, middle and top), including consistent
ground floor height

The design of a new dwelling reflects the proportions of those adjacent to it.

14

Vertical breaks and
changes in plane

Architectural details including
windows (proportions and
scale)
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5. Where possible, maintain the existing lot
grading and the neighbourhood’s characteristic
first floor height.

6. Avoid mixing historic architectural elements
with other architectural style elements.

7. Contemporary designs may be considered
provided they exhibit consistency with the
massing and articulation guidelines in this
section and are not located within a heritage
context or adjacent to a heritage dwelling.

2.3.2.2 Porches and Entry Features

1. Ensure the main entrance faces the street, with
the door in a prominent position. The front door
should be clearly visible and approachable from
the street.

2. Front porches are encouraged as features that
increase the prominence of the front entrance.

3. Encourage weather protection elements at the
main entrance and design to complement the
overall design of the dwelling.

Maximum 1.5 storeys difference
between adjacent dwellings

Consistent height

Appendix C - %FT

2.4 Townhouse Development

Townhouses in Windsor's Stable and Mature
Neighbourhoods are considered a popular choice
for their ability to provide housing at greater
densities than traditional single detached dwellings.
In these neighbourhoods, the general appearance
and placement of townhouses is characteristically
different from the existing forms of development. Of
special concern for townhouse development is the
dominance of front facing garages.

The architectural character of new townhouse
units has the potential to exert a greater impact
on stable and mature neighbourhoods than that of
single-detached or semi-detached dwelling units.
Townhouse developments typically present a large
unified extent of building face exposed to the street.
Their massing characteristics could easily have an
overwhelming effect that may be out of character
with the neighbourhood.

The intent of these Guidelines is to translate the
characteristics of more historic buildings found
in the Stable and Matures Neighbourhoods to
the townhouse form. The objectives of the Urban
Design Guidelines with respect to townhouses are
to:

* Ensure a form and character that is compatible
with the dominant single detached housing in
the neighbourhoods;

* Ensure that new developments do not impact
adjacent residents due to, e.g., loss of privacy
or sunlight;

* Ensure that the landscape treatment of the
front yards contributes to sustaining the
lush and green landscape character of the
neighbourhood; and,

» Ensure that the street view is not dominated by
garages.

Appropriate transition to
lower dwellings

lllustration demonstrating the approach to height variation and transition between dwelling types.
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2.4.1 Building Design
2.4.1.1 Massing & Elevation Articulation

1.

Building mass should be compatible with
buildings in the immediate vicinity of the
development. Generally, the building foot
print should not exceed 35% of the lot area.
In addition, 40% of the lot area should be
dedicated to landscaped open space exclusive
of parking facilities and driveways.

Maintain the traditional range of building
heights. Townhouses should not exceed three
storeys. Consideration of height will depend on
the height of housing in the immediate vicinity of
the development.

Articulate the elevation of the townhouse block
in a manner that provides variation between
units with common characteristics that visually
unites the block.

The main entrance should face the street, with
the door in a prominent position. The front door
should be clearly visible and approachable from
the street.

For units flanking a window street, the main
front door should be visible from, and oriented
to, the exterior side elevation of the dwelling
with access to the sidewalk. Ensure the entries
are articulated through the use of entry features
such as projecting porches facing the street.

Townhouse development in Walkerville neighbourhood.
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6. The roofline should feature modulation of roof

planes and use of dormer windows to avoid
monotony.

Utilize variety in the design of roofs through the
use of traditional gables and dormers, or more
contemporary designs that include cantilevers
and parapet details to break up the massing
of units within a block. The main roof should
appear as one roof where possible and reflect
the architectural style of the unit block.

2.4.1.2 Porches and Entry Features

1.

Front porches are encouraged as features that
increase the prominence of the front entrance.
The composition of wall elements should
support the location and definition of the main
entrance.

Housing in the Stable and Mature
Neighbourhoods is characterized by front doors
that have a direct relationship to the street
grade. Avoid a finished floor elevation of the first
floor and the front door at a second floor height
up a full set of stairs.

The elevation of the front door should be no
more than 1.5 m above grade.
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2.4.1.3 Utility Meters and Mechanical
Equipment
1. Where possible, locate utilities and meters in

interior side or rear yards, away from public
view.

2 Locate utility and service meters discreetly by:
a. Integrating into the design of the building;
b. Screening through landscaping;

c. Recessing or enclosing in the porch entry
or landing;

d. Installing below porch slabs and porch
steps;

e. Grouping in one location in a wall recess,
enclosure or, where appropriate, a small
roof overhang; and,

f. Screening meters on exposed elevations
by integrating them into a wall or
below porches and steps, providing
complementary landscaping, or placing
them behind a change in plane towards the
rear of the elevation.

Three storey apartment building in Riverside neighbourhood.
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2.5 Low Profile Apartments

There is some demand for development of Low
Profile apartment buildings in the stable and mature
neighbourhoods. The City has a number of good
examples of existing low profile walk up apartments
that are compatible in scale and landscape
character with adjacent lower density forms of
housing. However, there is a very fine balance
between allowing new low profile apartments
within the context of a historic neighbourhood
and maintaining the character of existing built and
landscape form.

The intent of these Guidelines is to translate the
characteristics of the historic Low Profile apartment
buildings found in Windsor to a more modern
apartment building form. Similar to the objectives
for townhouses, the objectives of Urban Design
Guidelines with respect to low profile apartment
buildings are to:

» Ensure a mass, height and character that
is compatible with the character of the
neighbourhood;

* Ensure that new buildings do not impact
adjacent residents such as through loss of
privacy or sunlight;

* Ensure that the landscape treatment of the
front yards contributes to sustaining the
lush and green landscape character of the
neighbourhood; and,

» Ensure that the street view is not dominated by
parking.

Development & Heritage StanfthhXCOHnYMERDSGAB 67 2020 ENSIFICATION GUIDELINES
Page 155 of 891

17



18

2.5.1 Building Design

2.5.1.1 Massing & Elevation Articulation

1. Compatible building height will vary depending
on the specific conditions of the buildings in the
immediate context of the site of the apartment
building. Low Profile apartments shall have
a maximum height of 3 storeys in the existing
Stable and Mature Neighbourhoods.

2. Design the building and the site layout to
consider overall form, massing and proportions,
and rhythm of major repetitive building elements
to create a streetscape that is pedestrian scale.

3. Orient buildings to face the street. The front
face of the building should be articulated with
windows and/or balconies.

4. Locate and orient primary building entrances
to public roads, and design to be visible and
accessible to the public. The main door of the
building should be clearly visible from the street
and be articulated with special architectural
treatment.

2.5.1.2 Mechanical Equipment

1. All mechanical penthouses should be designed
and clad with materials that complement the
main building facades.

2. Locate mechanical rooms to the centre of the
building rooftop and integrate into the rooftop
design so they are not visible from the public
realm.
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2.6 Guidelines for Road Rights-of-way

The streets and streetscapes within Windsor’s
historic neighbourhoods display elements that
provide an important overall character to the
neighbourhood. The prominent tree canopies,
often joining above the street, are a foreground to
many of the houses providing a park-like character.
Sidewalks are present on most streets at least on
one side and provide a safe pedestrian environment.

These Guidelines direct the streetscape treatment
in the boulevard of the right-of-way of the street.
The guidelines include consideration of special
paving patterns and materials, planting, lighting,
and street furniture. The objectives of the Design
Guidelines with respect to streetscape are to:

* Maintain the streetscape character in the
historic neighbourhoods;

* Maintain the pedestrian character of the streets;
and,

* Protect existing street trees and enhance
canopies.

2.6.1 Roads and Sidewalks

1. Road improvements and maintenance of
utilities should be completed in a manner that
preserves and enhances the character of the
City’s mature neighbourhoods. Care must be
taken to ensure that road improvements do not
create a new suburban road type. Trees should
be carefully pruned when required.

Example of a street in Windsor with sidewalks on both sides of the street and on-street parking.
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2. The pavement width should be kept as narrow

as possible to accommodate two travel lanes
and on street parking on at least one side.

Existing informal road edges such as grassed
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2.6.2 Street Trees

1.

Protect the existing street trees, replace dead
trees, and plant trees to complete the existing
gaps. Support the re-establishment of a
complete street tree canopy.

verges and road side drainage swales add 2. Ensure thatthere is sufficient space adjacent to
character to the historic neighbourhoods and the street and sufficient soil medium to sustain
should be preserved, based on input from long-term growth and healthier tree life.
residents on the street and the City’s engineers.
3. Plant deciduous street trees in the centre of the
Provide sidewalks on aleastone side of the street grass boulevard at the edge of the pavement
with a grassed boulevard/verge. Sidewalks and spaced 8 to 10 metres on-centre to form a
throughout the historic neighbourhoods should continuous canopy at maturity.
be poured concrete or concrete pavers.
4. Trees should be native, broad leaf species with
a straight trunk. A variety of species should
be selected for street trees to avoid a mono-
culture. Refer to the City of Windsor tree guide.
2.6.3.Utilities
1. Locate poles, lights, signs, transformers, and
mail boxes along the street tree line to minimize
clutter and disruption of the street’s character
and pedestrian circulation.
Large canopy trees provide shade over the street.
Development & Heritage StanfthhXCOHnYMERDSGAB 67 2020 ENSIFICATION GUIDELINES 19

Page 157 of 891



20

Appendix C - DRAFT

3. CENTRES, NODES AND CORRIDORS

The City’s urban structure of centres, nodes and corridors continues to evolve with higher density
development, including opportunities for higher density forms of residential development. It will be important
to ensure that undue, adverse impacts are not created on surrounding low profile neighbourhoods. Ensuring
compatibility between new and existing uses will be a foundational criteria in determining the appropriate
built form within centre, nodes and along corridors moving forward.

The purpose of the Urban Design Guidelines for Centres, Nodes and Corridors is to:

Manage the transition between new, higher intensity development and existing lower density residential
neighbourhoods;

Manage the scale and massing of new development when considering a more intensified form of
development;

Mitigate any adverse effects on adjacent built form and the comfort and use of the open spaces and
streets; and,

Respect the prominent heritage fabric of adjacent residential neighbourhoods.
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3.1 Centres, Nodes and Corridors

The intent for development within Windsor’s
Centres, Nodes and Corridors is to ensure a
sensitive transition to adjacent properties and
appropriate height, scale and massing of new
development.

Regional Centres are defined as large scale
sites that are integrated with, or connected to
sites that accommodate larger scale retail centres.
Development in Regional Centres is anticipated
to accommodate Medium and High Profile built
forms, on large vacant sites and/or within existing
underutilized parking lots.

Neighbourhood Nodes are located at
Collector Road intersections and serve the local
neighbourhood with retail and mixed use buildings.

Corridors are located along Arterial or Collector
Roads and are expected to accommodate Low and
Medium Profile built forms that include mixed use,
retail, office, and residential development.

Transition

Transition can be achieved through the regulations
of the Zoning By-law through setbacks and height
control. Through transition, the guidelines will
consider:

» Buffering that typically includes fencing and/
or landscape plantings that abut property lines
where the transition is most sensitive.

» Mitigating issues of overlook/privacy, shadow
impacts, and concerns about the visual impact
of new buildings that are not the same character
as the adjacent neighbourhood.

* Applying stepbacks, angular plane, or linking
the height of buildings with the width of the road
right-of-way.
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Height

Minimum and maximum building heights vary
across the Centres, Nodes and Corridors and are
outlined under Section 3.4 of the guidelines and
defined in the Zoning By-law. In addressing height,
these guidelines seek to:

 Protect and maintain established sable and
mature residential areas.

» Ensure buildings form an appropriately scaled
and designed street wall that reinforces the
desired character at the street level.

 Ensure appropriate height taking into
consideration existing and permitted heights;
proportional relationships to streets; and,
visual and physical impacts on pedestrians and
adjacent areas.

Scale and Massing

As in height, the scale and massing of buildings
(the size of buildings) must be designed to:

* Provide arespectful adjacency to other buildings
and open spaces.

+ Consider how the building fits within its context.

» Create a comfortable “human scale” experience
along the streetscape and allow for physical
and visual permeability.
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3.2 General Guidelines for all
Development

All  development shall ensure excellence in
design, be designed to achieve a high degree of
environmental sustainability, and demonstrate high
quality architectural detailing, in accordance with
the following guidelines.

3.2.1 Regional Centres

Regional Centres are large scale sites that are
intended to intensify with Medium and High Profile
development. They are a focus for intensification
and should be planned to evolve into highly active
urban places with mixed use buildings, residential,
commercial services, and office uses that are well
served by transit.

1. Design Regional Centres to serve the area
and provide for a pedestrian oriented mix of
land uses and functions including residential,
commercial, office, small-scale employment,
recreation, entertainment, and culture.

2. Ensure buildings address the street and provide
a development pattern that supports a range of
uses.

3. Line the perimeter of the development site with

a distinct edge of buildings and open spaces.
4. Ensure development is complementary to
adjacent development in terms of overall
massing, orientation, setback and exterior
design, particularly character, scale and
appearance.

5. Design parking lots to be internal to the site,
located to the side or rear of buildings.
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3.2.2 Corridors

Corridors can accommodate a full range of
residential, office, recreational, entertainment
cultural, and community uses and facilities over
time. Corridors are the connective spines of the
City and intensification is envisioned to develop as
mixed use and transit supportive.

1. Locate Low and Medium Profile forms of
development and mixed uses along the
Corridors and at gateways to create areas of
community focus.

2. Ensure buildings relate to adjacent streets,
particularly at transit stops. Block patterns
should be permeable, providing access and
frontage among buildings along the Corridors.

3. Design parking lots with planting strips and
landscaped ftraffic islands, medians, or bump-
outs to break up the expanse of hard surface
areas.

4. Design buildings to be compatible with, and
sensitively integrated with the surrounding
land uses and built forms. Ensure appropriate
transition to adjacent uses and built forms.

3.2.3 Neighbourhood Nodes

Neighbourhood Nodes are located at the
intersections of Collector Roads and serve
the convenience needs of surrounding local

neighbourhoods within walking distance.

1. Design the nodes as mixed use areas with local
commercial uses, specialty retail and dining
and Low to Medium Profile residential uses.

2. Ensure new buildings are compatible in scale
and function to the neighbourhood setting.

3. Frame the street edge with a consistent building
setback.

4. Ensure primary entrances to buildings are
clearly visible and located on a public road or
onto a public open space for reasons of public
safety and convenience.

5. Provide on-street parking by using lay-by
parking with resident parking provided at the
rear of the building and accessed from a lane.
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3.3 Site Planning

Site planning plays an important role in how a 4.
development is experienced and how it functions,
including elements such as building orientation,

site access, and landscaping. The following will
guide new development to continue Windsor’s
development pattern of walkable and interconnected 5.
neighbourhoods.

3.3.1 Placement and Orientation

1. Arrange all development to address the street
by lining streets with building front facades,
active uses, and public spaces. Reinforce
and maintain existing setbacks by aligning the
building base of new development with adjacent 7.
building bases, or by placing the building at the
average distance between those of adjacent
properties.

2. Use prominent built form to address gateways
and other key locations. On larger sites, create g,
‘paired’ corner buildings on either side of a street
to emphasize a sense of entry or to distinguish
one street district from another

3. Provide a safe, clear, and accessible site
circulation system for pedestrians, cyclists, 9
and vehicles, including connections to the
surrounding street network, public sidewalks,
transit stops, and parking areas.
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Create a pedestrian-scaled environment by
arranging buildings to create comfortable and
protected pedestrian spaces that provide a
sense of enclosure.

Provide mid-block pedestrian connections for
development blocks over 200 metres in length
to support pedestrian movement.

Enhance wayfinding by using buildings as
gateways and landmarks, public spaces as focal
points, and streetscapes to frame significant
views.

On sites with multiple High Profile towers,
provide mid-block pedestrian connections
through the podium to enhance permeability,
break-up the podium, and create additional
corner conditions.

Ensure all pedestrian connections and
entrances are visible and universally accessible.
Distinguish walkways from driveways through
a change in material or by using a planted or
sodded edge.

Where multiple towers exist on a site, arrange the
buildings to provide a gradual and appropriate
transition in height to adjacent established or
planned uses.
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3.3.2 Access, Parking, and Servicing

1. Provide access to parking, servicing,

the rest of the frontage.

2. Provide a variety of parking options, including
and
screened at-rear parking courtyards. Avoid
the use of large surface parking areas, where

on-street parking, structured parking,

possible.

3. Design surface parking into small courtyards
by using walkways, public art, or landscaped

strips.

landscaping or other
with landscaped buffers.
5. Incorporate

pedestrian  walkways

entrances and the sidewalk.

Parking lot with smaller courts, plantings, and decorative paving.

and
loading from the rear of the building, or from
a laneway where possible. On corner sites,
provide access from secondary streets provided
the entrance facilities are well integrated into

Screen surface parking lots from view from
roads, open spaces, and adjacent residential
areas with low fencing, architectural features,
mitigating  design
measures, such as lowered parking surfaces

and
landscaping into surface parking areas along
primary vehicular routes to enable safe, barrier
free, and direct movement to principal building

10.

11.
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Consider above grade parking structures where
feasible in efforts to conserve land and reduce
heat island effect. Incorporate active uses at-
grade for above grade parking structures facing
onto any Arterial or Collector Road, where
possible.

Avoid vehicular site access from higher order
roads. Provide access from local roads or rear
lanes where possible.

Consolidate vehicular entrances to serve
multiple buildings in order to minimize the
number of interruptions to the street wall and
sidewalk network. Limit the number of accesses
from the same street to two.

Locate and screen parking, loading, utilities, and
servicing areas away from public view through
a combination of soft and hard landscaping, as
well as other integrated architectural elements
such as walls and pergolas.

Integrate facilities for handling, storing, and
separating waste and recycling into the building
design and screen from public view through
landscaping and architectural elements.

Provide accessible and secure bicycle racks and
parking at retail, commercial, and employment
developments, as well as at other key locations
to promote active transportation.

Landscaped islands and pedestrian walkways with distinct paving
and plantings provide safe crossing through the parking lot.
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3.3.3 Landscaping

Landscaping design should reinforce the structure of
the site with a focus on creating a safe, comfortable,
and animated pedestrian environment.

Landscaped Buffers are linear green open spaces
that serve to provide an appealing and ‘soft’
transitional interface between new development
areas in Centres, Nodes, along Corridors and the
backyards of exiting low density established areas.
Buffers serve to minimize any noise, light, and
visual impacts associated with denser and more
urban developments.

1. Develop a comprehensive strategy for planting,
built features, fencing, walls, paving, lighting,
signage, and site furnishings.

2. Base planting strategies on year-round interest,
hardiness, drought, salt and disease tolerance,
and bio-diversity.

3. Preserve, protect, and incorporate existing
healthy and mature trees into the site’s
landscape design.

4. Minimize the use of hard, paved areas to reduce
surface run-off and heat island effect. Consider
permeable paving wherever possible.

5. Utilize high-quality, durable materials for all
landscape features such as paving, fences,
walls, planters, site furniture, and shade
structures.

Street tree planting to buffer the sidewalk from the street.
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6. Design landscaped buffers to incorporate lush
landscaping including the use of trees and
plantings, such as evergreens, that retain their
foliage in all seasons to provide a visual barrier
as well as some sound attenuation.

7. Designlandscaped buffersto be environmentally
sustainable with respect to stormwater
management, plant species, bio-diversity, and
extent of maintenance requirements.

8. Consider green roofs for Medium and High
Profile buildings. This will assist with reducing
heat island effects and improving air quality and
noise insulation.

9. Incorporate a combination of soft landscaping,
planters, and trees along non-residential
frontages to delineate and differentiate private
open spaces, entrances, and individual units at
grade.

10. Appropriate planting conditions such as soil
depth, volume, and growing mediums must be
provided for successful landscapes.

11. Design lighting to avoid light spill onto

abutting properties and adjacent residential
neighbourhoods.

Landscaped buffer with a variety of trees and shrubs.
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3.4 Built Form Guidelines

Low Profile Buildings

Low Profile buildings are generally no greater than
three (3) storeys. Low Profile buildings can be
townhouses, apartment buildings, or mixed use
buildings with retail and commercial at grade and
residential above.

Medium Profile Buildings

A Medium Profile building is any building generally
no greater than six (6) storeys in height. A Medium
Profile building can be a landmark, a prominent
destination, or a focal point of a community that
provides atransition between stable neighbourhoods
and High Profile buildings.

High Profile Buildings

A High Profile building is a multi-storey structure
generally no more than fourteen (14) storeys in
height.

Given the characteristics of a High Profile
development, the condition of each site will
ultimately define its possibilities. The built form of
a High Profile development can be designed to
include one or a combination of the following:

o Slab - large-horizontal structure
o Tower - slim structure
« Tower(s) over podium
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Example of a three storey mixed use building and townhouses.

Example of a 6 storey residential building.

Example of a 9 storey residential building with ground floor retail.
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3.4.1 General Guidelines

1.

Concentrate the greatest heights and massing
along the frontage of an Arterial or Collector
Road.

Ensure the scale of Medium and High Profile
buildings is compatible and sensitively
integrated with surrounding residential uses
in terms of building mass, height, setbacks,
orientation, privacy, landscaping, shadow
casting, accessibility, and visual impact.

To demonstrate mitigation of potential shadow
or wind impacts on existing or proposed
pedestrian routes, public spaces, and adjacent
development technical studies may be required
including a wind study and/or sun/shadow
study.

For Medium and High Profile buildings, ensure
development transition requirements are met
using a combination of the following:

a. Separate Medium and High Profile buildings
from low profile buildings with a Local Road;

b. Locate less dense and lower scale
residential buildings in locations adjacent to
existing low density neighbourhoods;

c. Require a minimum 7.5 metre rear yard
setback where Medium and High Profile
development abuts low profile properties;
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d. Mitigate the actual and perceived massing
impacts of a Medium or High Profile building
by breaking up the mass horizontally and
vertically, through the creative incorporation
of changes in materials, balcony and floor
plate design, architectural features, and
unit/amenity locations;

e. Provide rear and side step-backs for upper
storeys to provide contextually appropriate
transitions from the Medium and High
Profile buildings to the surrounding low
profile neighbourhoods; and,

f. Provide high quality landscape treatment
such as decorative fencing, trees, shrubs,
grassed areas, and berming.

5. Angular planes can be used as a tool to

evaluate the massing and height transition of
a proposed High Profile building to low profile
neighbourhoods to ensure appropriate skyview,
light, and separation. Consider a 45 degree
angular plane, measured from a height of 10.5
metres at the 7.5 metre setback, to determine
the maximum height of the building.

Ensure new development is compatible with
adjacent and neighbouring development by
siting and massing new buildings to avoid
undue adverse impacts on adjacent properties
particularly in regard to adequate privacy
conditions for residential buildings and their
outdoor amenity areas.

PROPERTY LINE

RETAIL/COMMERCIAL MIN. 4.25m

HIGH PROFILE BUILDING

w
Z
-
>
[
o
[
o
o]
o
o

T

10.50

1
SETBACK NEIGHBOURHOOD CONTEXT

Angular plane diagram - 45 degree angular plane taken from a height of 10.5m at the 7.5 metre setback.
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7. Locate and orient primary building entrances

to public roads, and design to be visible and
accessible to the public in order to support
public transit and for reasons of public safety
and convenience.

Design sites with multiple buildings to reflect a
consistent architectural theme. Similar building
elements could include colours, materials,
signage, and the base and top of buildings.
Design individual buildings to offer visual interest
and variety in design through architectural
features.

3.4.2 Low Profile Buildings

1.

All Low Profile buildings shall demonstrate
design excellence and compatibility with the
surrounding context. Ensure architectural
detailing, landscape treatments, colour, and
building materials are representative of the
highest quality possible.

The height difference between adjacent Low
Profile buildings on the same block should
not vary by more than 1 storey to maintain a
consistent street wall.

For Low Profile residential and mixed use
buildings locate and orient windows, decks, and
balconies to limit overlook into nearby windows
and amenity spaces of adjacent properties
while enabling “eyes on the street” for common
public areas.

Example of three storey mixed use buildings at a node location.

4.

6.
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Limit continuous residential forms such as
stacked townhouse buildings to 3 to 8 units
per block and the length of the townhouse
block should not exceed 50 metres, unless
it is essential to the architectural style of the
building.

Locate garages at the rear of the building to be
accessed from a lane or private drive.

When located at a corner, design buildings to
address both street frontages and be massed
towards the corner location for visual interest
and to anchor the building.

3.4.3 Medium and High Profile

1.

Buildings

Medium and High Profile buildings may include
commercial and office uses at grade and multi-
unit residential above or behind. Design ground
floors to be appealing to pedestrians and
include uses that are more active in terms of
pedestrian traffic, such as commercial/retail,
personal service, and restaurant type uses on
the ground floor.

Provide retail and service commercial uses on
the ground floors of buildings to bring animation
to the street and encourage pedestrian activity.
Such uses should have a minimum 4.25 metre
floor-to-ceiling height.

Use of step-backs to provide appropriate transition to adjacent uses.

Development & Heritage Standing Committee - June 6, 2022
Page 166 of 891



3. Ensure residential entrances are clearly 4.
distinguished from the commercial entrances
through building design and locate at the front
or side of the building.

4. Locate visitor drop off areas at the side or rear 5.
of buildings with lane or private drive access.

5. Design interior courtyards to maximize sun 6.

exposure through the massing and location of
tall building elements.

3.4.4 Building Design
3.4.4.1 Height and Massing
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Provide a tower step-back of a minimum of 3
metres from the podium to differentiate between
the building podium and tower and to ensure
usable outdoor amenity space.

Consider an additional step-back for buildings
taller than 8 storeys in height.

Provide a minimum separation distance of 25
metres between High Profile towers to maximize
privacy and sky views, and to minimize the
cumulative shadow impacts of multiple tall
buildings. Balconies shall not be provided within
this separation distance.

_ _ _ o 7. The top of the building defines the tower while
Medium and High Profile buildings are generally further distinguishing a unique and interesting
comprised of a podium, tower, and top. skyline. Design the top of buildings to include a
1. The height of the podium, and the tower step- variety of elements, such as step-backs, material

backs above, should re]élect the established variations, Iighting, and other architectural

streetwall. Ensure the height of the podium elements to _rel_nforce a strong presence at the

matches existing adjacent structures to reinforce top of the building.

th destri le of the street .

© pedesinan scale ot the streetscape 8. Where possible, include outdoor amenity space

2. Where no established streetwall exists, the withinthetop of the building, including balconies,

minimum height of the podium shall be 3 storeys patios, terraces, and rooftop gardens.

to fi the street . . -

0 frame the streetscaps 9. For developments with more than one building,

3. Where windows are proposed within the provide a range of heights and establish a
podium, provide an 11 metre separation height hierarchy related to site conditions and
distance between adjacent properties. Where context.
no adjacent buildings exist, a 5.5 metre setback
is appropriate. Where a continuous streetwall is
desirable, no side-yard setbacks are necessary.
SETBACK
TOP
,»»»AWER
I /—
PODIUM
Diagram illustrating the building components of podium, tower and The height of the podium on the mid-rise building should match
top. the adjacent dwellings.
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3.4.4.2 Articulation and Architectural Features

1.

To animate the public realm and promote
safe environments encourage active uses
at grade based on the street character (i.e.,
retail, commercial uses, day-care facilities,
townhouses, etc).

Mitigate the actual and perceived impacts of
Medium and High Profile buildings by breaking
up the mass both vertically and horizontally
through the creative incorporation of changes
in materials, balcony and floor plate design,
architectural features, and amenity locations.

Incorporate windows and balconies on all
elevations, especially if exposed to public view.

Provide a high level of glazing at ground level,
especially for those areas related to lobbies,
common/amenity areas, and non-residential
uses (i.e. commercial uses).

Encourage weather protective design at grade
and at the podium level through canopies,
arcades, and cantilevers. Canopies located on
the ground floor should be at least 1.5 metres
deep.

Avoid blank or long expansive elevations
which are exposed to the public view. Where
unavoidable, consider art or special wall
treatments (i.e., screens, living walls, metallic
or wooden textures).

Windows and balconies on the front elevation of the building.
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3.4.4.3 Exterior Materials

1.

Ensure high quality and durable materials are
used on all elements and elevations of the
development.

Select materials to complement the architecture,
character, size, and style of the building, as well
as the streetscape.

Incorporate changes in materials to visually
break-up the building massing.

Use reflective, low intensity colours on rooftops
to reduce heat island effect and HVAC loads.

Minimize danger to migratory birds by:

a. Avoiding untreated reflective glass or clear
glass that reflects trees and the sky;

b. Ensuring glass has visual markers and is
not reflective within the first 12 metres of
building height; and,

c. Locating and managing lighting to reduce
reflections that might confuse migratory
birds.

Changes in exterior materials lessen the visual impact of the
building.
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3.4.4.4 Developments within Heritage Contexts

1. Locate and design buildings to respect and 3.
complement the scale, character, form and
siting of on-site and surrounding cultural
heritage resources.

2. Use existing heritage buildings to inform the site
plan and podium layout and design.

3. Ensure building bases respect the scale of the
surrounding historic fabric.

4. When an existing building is adapted or
incorporated into the base of a High Profile 5.
building, maintain the size and shape of the
original window openings and entrances.

3.4.4.5 Signage 6.

Signage plays an important role in the overall
image of any area. Signs contribute to the quality
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Signage should add diversity and interest to the
street and not overwhelm either the storefront
or streetscape. Design building signage to be
compatible and complement the architecture of
the building in its scale, material, consistency,
and design.

Design signage to be consistent with respect to
materials, size, location (on a building), lettering
and lighting, while also allowing some flexibility
for tenant branding.

Direct signage lighting to limit light trespass
to surrounding properties and to prevent light
pollution.

Ensure signage does not obscure windows,
cornices, or other architectural elements.

of individual buildings and the overall streetscape, /- Back-lit illuminated sign boxes are discouraged.
and reflect the unique characteristic of their context. o _ _ _
8. Projecting or hanging signs should be permitted
1. Integrate signage in the building design and to encroach over the street line provided that
ensure it complements the building’s elevation, they do not project more than 1.0 metre from
animates the ground level, and enhances the the building. There should be a minimum 2.4
streetscape. metre clearance between the bottom of the sign
and grade.
2. In Neighbourhood Nodes, design signage
to be compatible with the character of the
neighbourhood.
Lighting above signage is directed at the High quality signage is in keeping with the Hanging signs encroach over the streetline
sign and complements the design of the scale and material of the rest of the building. and extend into the pedestrian realm.

building.
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3.4.4.6 Storefronts

1.

Provide retail and service commercial uses on
the ground floors of buildings to bring animation
to the street and encourage pedestrian activity.

Locate entrances to stores at grade and design
to be universally accessible, highly visible, and
clearly articulated.

Provide spill-out space around the base
of buildings for uses such as patios, street
furniture, and special events.

Where retail uses are provided at-grade, ensure
a significant amount of the building frontage on
the ground floor and at the building base level
is glass to allow views of the indoor uses and
create visual interest for pedestrians. Clear
glass is preferred to promote the highest level
of visibility.

Provide awnings or canopies above windows
and doors for weather protection.

Ensure storefronts on corner sites address both
street frontages through entries and glazing.

Locate patios along primary streets in areas that
maximize sun exposure and effectively animate
the streetscape.
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3.4.4.7 Mechanical Equipment
1.

Screen rooftop mechanical equipment from view
through architectural design that reflects the
building’s facade treatment. Add-on screening
elements such as lattice are prohibited.

Design and clad mechanical penthouses with
materials that complement the main building
facades.

Locate mechanical rooms to the centre of the
building rooftop and integrate into the rooftop
design so they are not visible from public view.

An enhanced pedestrian realm along a commercial street with plantings, paving materials, and canopies projecting from the buildings.
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Purpose

An Urban Design Brief may be required to support a development proposal as part of a complete development
application, such as an Official Plan Amendment, Zoning By-law Amendment, Draft Plan of Subdivision/
Condominium, and/or Site Plan Control Application. This requirement will be identified by Planning Staff at
the Pre-Consultation meeting.

An Urban Design Brief is intended to describe and illustrate the proposed design for a development proposal
and demonstrate how the design meets the intent of the Urban Design Guidelines and other City design
guidelines and policies.

Planning Staff will use the Urban Design Brief to assess the urban design aspects of development
applications to ensure high quality design is achieved. The City is committed to urban design excellence
that results in a complete, functional, sustainable, and attractive built environment consistent with Windsor’s
character and vision for the future, as outlined in the City’s Official Plan.

The Urban Design Brief Terms of Reference has been prepared to standardize the City’s expectation for
Urban Design Brief submissions. The scope and level of detail expected in the Urban Design Brief will
depend on the scale, site, nature, and complexity of the development proposal.

Components of an Urban Design Brief

1.0 Existing Site Conditions and Surrounding Context

The Urban Design Brief should provide a description and analysis of the site and surrounding context.
Photographs and a context map showing the subject site in relation to the existing neighbourhood should
be included.

2.0 Applicable Design Guidelines and Policies

The Urban Design Brief should identify relevant urban design guidelines and policies from the following
documents that are applicable to the proposed development:

»  City of Windsor Official Plan

* Applicable Secondary Plans and Guidelines

+ City of Windsor Intensification Urban Design Guidelines
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3.0 Project Design Analysis

The Urban Design Brief should provide an analysis of the design rationale for the building, landscape, and
site design elements of the proposed development and explain why the proposed development represents
the optimum design solution. Discussion should consider the following:

* How the design of the proposed development meets the intent of the City’s applicable urban design
guidelines and policies;

* How the design addresses existing site conditions and constraints such as lot size, grading, or natural
heritage features;

» How the design of the proposed development integrates with the existing neighbourhood and enhances
its function and aesthetics; and,

* How the design of the proposed development will influence and integrate with future development in
the neighbourhood.

4.0 Design Considerations

The Urban Design Brief should include a written description, plans, elevations, diagrams, and/or photographs
to illustrate the design choices of the proposed development and site design. Depending on the scale of the
development proposal explain how the applicable design considerations have been addressed:

» Street and block pattern (e.g., connectivity, pedestrian access);

¢ Lot sizes;

» Building orientation and site layout;

* Built form, height, scale, and massing;

* Building articulation and detailing;

* Building materials;

» Setbacks from adjacent properties and the street;

» Building step back (if applicable);

* Building transition to adjacent neighbourhoods;

* Heritage considerations (if applicable);

* Location of parking (surface or underground), driveways, ramps, drop-off areas;
e Access to transit;

» Bicycle parking/storage;

» Location of servicing, garbage, organics, and recycling storage and collection, and loading areas;

» Streetscape elements (e.g., boulevard design, landscaping, street furniture, public art, signage,
lighting, etc.); and,

* On-site landscaping and buffering.
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Item No. 7.2

CouncilReport: S 46/2022

Subject: Zoning By-Law Amendments for 1646 to 1648 Drouillard Road;
File Z-004/22 (ZNG/6659) Ward 7

Reference:

Date to Council: June 6, 2022

Kevin Alexander, Senior Planner Special Projects
519-255-6543 x6732

kalexander@citywindsor.ca

Colin Funk, Planning Assistant
Planning & Building Services
Report Date: April 11, 2022
Clerk’s File #: 2114314

To: Mayor and Members of City Council

Recommendation

THAT Zoning By-law 8600 BE AMENDED by adding the following site specific
amendment to the existing Commercial District 2.2 (CD2.2) zoning category for the
property known municipally as 1646 to 1648 Drouillard Road on Lot 20 and North Part
Lot 21, Plan 719 (PIN 011260235), situated on the northeast side of Drouillard Road, by
adding the following site specific provision to Section 20(1):

384. Northeast Side of Drouillard Road

For the lands comprising Lot 20 and North Part Lot 21, Plan 719 (PIN
011260235); a multiple dwelling shall be an additional permitted use; and the
following provisions shall apply:

a) Section 15.2.5.9 shall not apply.
b) Section 15.2.5.15 shall not apply.
C) The maximum number of dwelling units shall be 4.

[ZDM 7; ZNG/6659]; and,

THAT the owner of the property located at 1646 to 1648 Drouillard Road BE
REQUIRED to provide elevation drawings as part of the Site Plan Review process to

ensure that alterations will not be irreversible to the commercial storefront facing
Drouillard Road and landscaping is provided when converting the existing commercial
units to residential.

Executive Summary:
N/A
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Background:

1. KEY MAP
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2. APPLICATION INFORMATION

Location: The subject parcel is located on the northeast side of Drouillard Road. The
property is known municipally as 1646 to 1648 Drouillard Road and legally described as
Lot 20 and North Part Lot 21, Plan 719 (PIN 011260235).

Applicant: Lee J Doucette.

Agent: Jacob Dickie, Urban in Mind has been retained to undertake a planning
justification report.

Registered Owner: Lee John Doucette.
Proposal:

The existing mixed-use building has been used for a number of neighbourhood
commercial uses over the years at the front of the building and residential uses at the
back of the building. In recent years, the two front commercial units have been used as
an illegal use for two (2) residential units and the Building Division issued an Order to
Comply on August 61, 2019. However, as of March 23, 2022, the illegal dwelling units
had been vacated and the Order to Comply satisfied and closed.

The applicant proposes bringing the two existing non-conforming residential units at the
front of the existing one story building into conformity with Zoning By-law 8600, resulting
in a total of four residential units on the ground floor of the existing building. The
building has been converted from two commercial units and two residential units on the
ground floor to a multiple dwelling with four dwelling units. Specifically, the proponent is
proposing to legalize the conversion of the two existing commercial units into two
dwelling units. The two dwelling units at the rear of the first floor will remain for a total of
four residential units in the low profile building.

The building height will remain, and there will be no exterior additions to the building.

The applicant is requesting amendments to Zoning By-law 8600 to add site specific
regulations and zoning provisions. The amendments to Zoning By-Law 8600 will
maintain the current Commercial District 2.2 (CD2.2) and add a site specific provision to
Section 20(1) permitting a multiple dwelling as an additional permitted use. Additionally,
the site specific amendment will also permit a maximum of 4 dwelling units on the site
and exempt the property from the required amenity area.

SUBMISSIONS BY APPLICANT: Applications (ZBA), Planning Justification Report,
Conceptual Site Plan, and Amendment of Agreement of Purchase and Sale.
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3. SITE INFORMATION

OFFICIAL PLAN ZONING CURRENT USES PREVIOUS USE

Residential Commercial District | Residential Mixed Use
(CD2.2)

FRONTAGE DEPTH AREA SHAPE

1219 M 30.48 M 371.61SQM rectangular

Note: All measurements are approximate.

This property was developed for use as commercial on the main level.
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4. REZONING MAP
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5. NEIGHBOUROOD MAP
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6. SURROUNDING LAND USES

North of subject lands: Commercial units with commercial retail addition facing
Sandwich Street within a ‘Commercial District 2.2’ (CD2.2) zoning category.

East of the subject lands: a municipal laneway; vacant property and a one (1) storey
residential dwelling facing Cadillac Street within a ‘Residential District 1.3’ (RD1.3)
zoning category.

West side of the subject lands: a municipal right-of-way known as Drouillard Road and
heating and cooling contractor shop known as Bradd Heating & Cooling within a CD2.2
zoning category.

South side of the subject lands: two (2) storey commercial building within a CD2.2
zoning category.

Site attached photos (Google Street View, September 2022 in Appendix A) which
identify the surrounding land uses and the context of the subject neighbourhood.

7. MUNICIPAL INFRASTRUCTURE

Sanitary sewer/Storm sewer: Sanitary sewer and storm sewer on the Drouillard Road
right-of-way.

Water Fire hydrants: Fire Hydrant west across the public right-of-way of Drouillard
Road. Fire Hydrant south on the northeast side of the intersection of Drouillard Road
and Alice Street.

Drouillard Road: Class | Collector
Transit Windsor Bus: Central 3 on Drouillard Road at Alice Street Northeast Corner.

Discussion:
PLANNING ACT

The comments, submissions or advice affecting planning matters provided to the
council of a municipality, as well as the decision of the council of a municipality shall be
consistent with the Provincial Policy Statement 2020 (PPS) and shall conform to the
Official Plan (OP).

PROVINCIAL POLICY STATEMENT (PPS) 2020

The recommended amendments to Zoning By-law 8600 represent sound planning and
are consistent with the PPS. The recommended amendments will result in the
placement of dwelling units on the main floor of the building being consistent with PPS
policies identified below (See Appendix B for applicable PPS Sections).
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PPS provides policy direction for appropriate development taking into consideration
efficient use of land and resources, accommodating an appropriate mix of residential
uses and supporting active transportation and public transit. The PPS recognizes that
land use must be managed to meet the full range of current and future needs, while
protecting public safety and the natural environment.

The proposed additional dwelling units on the ground floor contribute to the building of a
strong healthy community as per policy 1.1.1 (a, b, c, d, e, f, g, h, and i) of PPS. The
proposed amendments are consistent with the PPS as follows:

e The subject building is fully connected to municipal services.

e The inclusion of two additional units represents an effective re-use of the existing
building that has experienced vacancies. The addition of two dwelling units will
provide rental apartments in a low vacancy rate environment.

e The amendment will allow for a type of flexible zoning where the ground floor
dwelling units are permitted as an additional permitted use. Four (4) parking
spaces will be provided at the rear of the property. This amendment will provide
the flexibility to convert the ground floor commercial use to residential. When/if
demand for neighbourhood retail changes in the future, the owner can effectively
convert the residential units back to a commercial use.

e There are no impacts on the natural environment. There are no known negative
impacts on climate change.

The proposed dwelling units focus growth and development within a settlement area
and existing building stock and supports active transportation, as per policy 1.1.3.1,
1.1.3.2, and 1.1.3.3. The proposed amendments are consistent with the PPS as follows:

e The subject lands are within the urban area of the settlement for the City of
Windsor. The additional units are contained within the building minimizing land
consumption and promoting intensification.

e The subject development will be supportive of active transportation. The new
units are located on a street with a bus service (Transit Windsor Bus: Central 3
on Drouillard Road running east and west)

These sections are also identified in Section 4.2 of the Planning Justification Report
(see Appendix H) submitted with the application. The applicable PPS sections

promote the vitality of the existing settlements recognizing the importance of long-term
prosperity of these communities while minimizing the unnecessary public expenditures.

The requested amendments will facilitate the re-use of an existing building and
promotes a healthy, liveable and safe community. The recommended amendments are
consistent with the general direction of the PPS as referenced above.

OFFICIAL PLAN (OP)
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Applicable OP Sections can by found in detail in the Appendix C of this report.

The Official Plan, Schedule D: Land Use designates the subject land as “Residential’
providing the main location for housing in Windsor outside of the City Centre Planning
District. In order to develop safe, caring and diverse neighbourhoods, opportunities for
a broad range of housing types and complementary services and amenities are
provided. The legalization of the proposed units is consistent with this description.
Specifically, the proposed zoning changes are consistent with the following policy
sections:

e 6.3.1.1., to support a complimentary range of housing forms and tenures in all
neighbourhoods

e 6.3.1.2, to promote compact neighbourhoods which encourage a balanced
transportation system

e 6.3.1.3, to promote selective residential redevelopment, infill and intensification
initiatives

The proposed zoning amendment is consisted with section 6.3.2.1 of the Official Plan
“‘Residential - Permitted Uses”, identifying small-scale Low Profile residential
development as permitted.

Chapter 2 “Glossary” of the Official Plan defines small-scale forms as multiplexes with
up to 8 units.

The proposed zoning amendment is consistent with section 6.3.2.4 of the Official Plan
“‘Residential — Locational Criteria” because there is access to a collector road, full
municipal physical services, and public transportation services can be provided.
Adequate community services and open spaces are also available in the area.

The building is built to a regular setback from Drouillard Road and is on an established
frontage along Drouillard Road.

The proposed changes within the existing building will accommodate four (4) units. The
building has been in place for many years with existing residential and commercial uses
on the ground floor. Recently, the commercial units have been used as non-compliant
residential units. Therefore, the applicant is requesting the conversion of the two
ground floor commercial units to two residential units on the ground floor to create a
total of four residential units as an adaptive re-use within an established building.

The proposed development is consistent with the following policies of the Official Plan:

As per Chapter 3 Development Strategy, Section 3.2.1.2 Permitted Uses and Section
6.3.2.4 Locational Criteria, the Official Plan encourages a variety of housing types
located within the urban settlement area and in proximity of existing infrastructure and
amenities. The availability of various housing types would prevent urban sprawl and
allow people to live in the same community at any stage of their life.
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The subject property is located in close proximity to the Ford Test Track Park and a
block away from Seminole Street, which provides a variety of services including access
to alibrary and various businesses. Tecumseh Road East s located two blocks south,
providing more access to local businesses. The subject property has access to full
municipal services, an arterial road and transit. The adaptive re-use of the existing
building stock facilitates the use of existing infrastructure through intensification.

Regarding parking the applicant will provide four parking spaces at the rear of the
building (See Appendix F Conceptual Site Plan). Site Plan Control will be required.

ZONING
The property is zoned Commercial District 2.2 (CD 2.2) in Zoning Bylaw 8600.

As per Section 15.2.1 Permitted Uses dwelling units are permitted in a combined use
building with other uses such as offices, retail, restaurant, etc.

The requested amendment will provide a type of flexible zoning where the existing
vacant commercial units are permitted as an additional permitted use. If demand for
neighbourhood retail changes in the future the owner can convert the residential units
back to a commercial use. Permitting residential units at the front of the building will
allow the applicant to accommodate four dwelling units in the existing building.

Section 2.1 of the Planning Justification Report (see Appendix H) submitted with the
application states that parking for the residential use has been located at the rear of the
site with access from the public lane, and that limited on-street parking is available on
Drouillard Road. Section 24.6 (Table 24.20.5.1) requires Multiple Dwellings containing
a maximum of four dwelling units to provide 1 space for each dwelling unit. Section
15.2.5.9 requires an Amenity Area per unit. Given that the property is in close proximity
to the Drouillard Road Main Street and other open space areas no amenity space is
being proposed.

SITE PLAN

Given that there is a change of use, Site Plan Review is required to ensure that the first
floor storefront can not only accommodate dwelling units but also be able to be
converted back if the applicant wishes to convert the units to a retail storefront in the
future. Through the Site Plan Review process, staff will request that large storefront
windows and glazing are replaced with windows that match the buildings original profile.

Risk Analysis:

N/A

Climate Change Risks
Climate Change Mitigation:

N/A
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Climate Change Adaptation:
N/A

Financial Matters:

N/A

Consultations:

City Departments and Agencies

Comments from municipal departments and external agencies are summarized and
attached as Appendix E Consultation to this report. There are no objections to the
proposed amendments.

Public Notice

The official notice will be advertised in the Windsor Star newspaper as mandated by the
Planning Act.

A courtesy notice will be mailed to all properties within 120 meters (400 feet) of the
subject site, prior to the Planning and Heritage Standing Committee (PHEDSC)
meeting.

Conclusion:

The recommended Zoning By-law amendments provides an appropriate adaptive re-
use of the vacant first floor of the existing building with additional onsite parking to
service the fourunit multi-residential building. The parking area will be designed to City
standards with curb, guttering, drainage, and landscape areas.

The recommended Zoning By-law Amendment will maintain conformity with the Official
Plan and is consistent with the PPS.

The subject Zoning By-law amendment constitutes good planning because the proposal
is consistent with the Provincial Policy Statement and Windsor’'s Official Plan. The
zoning amendment permits ground floor residential units as an additional permitted use,
giving the property owner another viable option to the existing vacant storefronts. If
demand for neighbourhood retail changes in the future the owner can convert the
ground floor residential units back to a commercial use.

Planning Act Matters:
| concur with the above comments and opinion of the Registered Professional Planner.
Neil Robertson, MCIP RPP

Manager of Urban Design/Deputy City Planner
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Thom Hunt, MCIP RPP

City Planner

| am not a registered Planner and have reviewed as a Corporate Team Leader

JP SAH

Approvals:

Name Title

Neil Robertson Manager of Urban Design / Deputy City
Planner

Thom Hunt City Planner / Executive Director, Planning
& Development Services

Dana Paladino Acting Commissioner, Legal & Legislative
Services

Jelena Payne Commissioner, Economic Development
and Innovation

Shelby Askin Hager Chief Administration Officer (A)

Notifications:

Name Address Email

Abutting property owners, tenants/occupants within 120m (400ft) radius of the subject
land.

Appendices:

Appendix 'A' Surrounding Land Uses

Appendix 'B' Excerpts from the PPS

Appendix 'C' Excerpts from the OP

Appendix 'D' Excerpts from Zoning By-law 8600

Appendix 'E' Consultations

Appendix 'F' Survey and proposed Floor and Parking Area Plans
Appendix G - Draft By-Law Amendment

Appendix 'H' Planning Justification Report

O~NOOAPRRWN -
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Appendix ‘A’

Subject Property located at 1646 to 1648 Drouillard Road
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Appendix ‘A’
Surrounding Land Uses

North

South
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Appendix ‘A’ — Surrounding Land Uses

West

East
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Appendix B
Excerpts from the
Provincial Policy Statement (PPS) 2020

Applicable PPS Sections:

111

1131

1132

Healthy, liveable and safe communities are sustained by:

a)

b)

f)

9)

promoting efficient development and land use patterns which sustain the financial well-being
of the Province and municipalities over the long term;

accommodating an appropriate affordable and market-based range and mix of residential
types (including single-detached, additional residential units, multi-unit housing, affordable
housing and housing for older persons), employment (including industrial and commercial),
institutional (including places of worship, cemeteries and long-term care homes), recreation,
park and open space, and other uses to meet long-term needs;

avoiding development and land use patterns which may cause environmental or public health
and safety concerns;

avoiding development and land use patterns that would prevent the efficient expansion of
settlement areas in those areas which are adjacent or close to settlement areas;

promoting the integration of land use planning, growth management, transit-supportive
development, intensification and infrastructure planning to achieve cost-effective
development patterns, optimization of transit investments, and standards to minimize land
consumption and servicing costs;

improving accessibility for persons with disabilities and older persons by addressing land use
barriers which restrict their full participation in society;

ensuring that necessary infrastructure and public service facilities are or will
be available to meet current and projected needs;

h) promoting development and land use patterns that conserve biodiversity.

Settlement areas shall be the focus of growth and development.

Land use patterns within settlement areas shall be based on densities and a mix of land uses
which:

a) efficiently use land and resources;

b) are appropriate for, and efficiently use, the /nfrastructure and public service
facilities which are planned or available, and avoid the need for their unjustified and/or
uneconomical expansion;

€) minimize negative impacts to air quality and climate change, and promote energy
efficiency;

d) prepare for the /impacts of a changing climate

e) support active transportation,

f) are transit-supportive, where transit is planned, exists or may be developed; and

Development & Heritage Standing Committee - June 6, 2022
Page 190 of 891



1.1.33

Appendix B
Excerpts from the

Provincial Policy Statement (PPS) 2020
g) are freight-supportive; and

Land use patterns within settlement areas shall also be based on 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.

Planning authorities shall identify appropriate locations and promote opportunities for fransit-
supportive development, accommodating a significant supply and range of Aousing options
through intensification and redevelopment where this can be accommodated taking into account
existing building stock or areas, including brownfield sites, and the availability of suitable
existing or planned /nfrastructure and public service facilities required to accommodate projected
needs.
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Appendix C
Excerpts from the
City of Windsor Official Plan (OP) 2012

Applicable Official Plan Sections:

6.3 Residential
Residential lands provide the main locations for housing in Windsor outside of the City Centre
Planning District. In order to develop safe, caring and diverse neighbourhoods, opportunities for
a broad range of housing types and complementary services and amenities are provided.

6.3.1.1 To support a complementary range of housing forms and tenures in all neighbourhoods.

6.3.1.2 To promote compact neighbourhoods which encourage a balanced transportation system

6.3.1.3 To promote selective residential redevelopment, infill and intensification initiatives.

6.3.1.4 To ensure that the existing housing stock is maintained and rehabilitated.
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Appendix D
Excerpts from the
Zoning By-Law 8600

The City of Windsor Zoning Bylaw 8600 designates the zoning for the subject property as ‘Commercial
District 2.2 (CD 2.2)

15.1.1 PERMITTED USES --*Commercial District 2.2 (CD 2.2)

Bakery, Business Office, Child Care Centre, Commercial School, Confectionery, Food Outlet - Take-Out,
Funeral Establishment, Medical Office, Micro-Brewery, Personal Service Shop, Place of Entertainment
and Recreation, Place of Worship, Professional Studio, Public Hall, Repair Shop — Light, Restaurant
Retail Store, Veterinary Office, Wholesale Store.

Dwelling Unitsin a Combined Use Building with any one or more of the above uses.

Gas Bar, Outdoor Market, Parking Garage, Public Parking Area, Tourist Home, Existing Automobile
Repair Garage, Existing Service Station.

Any use accessory to any of the preceding uses. An QOutdoor Storage Yard is prohibited, save and except,
in combination with the following main uses: Garden Centre, Temporary Outdoor Vendor’s Site, Existing
Automobile Repair Garage.

Report S xxx/2022 proposes amending the Zoning By-law 8600 to a site specific ‘Commercial District
2.2 (CD 2.2) zoning category for the subject property.
15.25 PROVISIONS

.4 Building Height — maximum 14.0 m

.9 Amenity Area — Per Dwelling Unit — minimum 12.0 m2 per unit

.10 Gross Floor Area — maximum

Bakery or Confectionary 550.0 m2
.15 For a Combined Use Building, all dwelling units, not including entrances
thereto, shall be located above the non-residential uses.

.24 An Outdoor Market is permitted within a Business Improvement Area. An Outdoor Market
is prohibited elsewhere.

24.20.5 REQUIRED PARKING SPACES

TABLE 24.20.5.1 - REQUIRED PARKING SPACES

USE | PARKING RATE - MINIMUM

Multiple Dwelling containing a ] ]
maximum of 4 Dwelling units 1 for each dwelling unit
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Appendix E
Consultation

Transit Windsor Comments

Transit Windsor has no objections to this development. The closest existing transit route
to this property is with the Central 3. The closest existing bus stop to this property is
located on Drouillard at Alice Northeast Corner. This bus stop is approximately 110
metres away from this property falling well within our walking distance guidelines of 400
metres to a bus stop. This will be maintained with our Council approved Transit Master
Plan.

Jason Scott

Supervisor, Planning

Transit Windsor

3700 North Service Road East, Windsor, ON, N8W 5X2
Phone: (519) 944-4141x2230

ENWIN Comments
Hydro Engineering: No Objection, provided adequate clearances are achieved and
maintained from our distribution plant.

Please note that ENWIN has the following hydro distribution around the property.

1. Overhead 16.0KV primary distribution and 120/240V secondary distribution along
the east side of the development property in the back alley

2. Overhead 120/240V secondary service conductor at the south east corner of the
development property servicing 1646-1648 Drouillard Rd

3. Overhead 120/240V secondary streetlight distribution along the west side of the
development property along Drouillard Rd

An acceptable clearance must be maintained from our existing pole lines and
conductors to the proposed development area.

Prior to working in these areas, we suggest notifying your contractor and referring to the
Occupational Health and Safety Act and Regulations for Construction Projects to
confirm clearance requirements during construction. Also, we suggest referring to the
Ontario Building Code for required clearances for construction / renovations.

See attached sketch for reference only. This attachment does not replace the need for
utility locates.

Water Engineering: Water Engineering has no objections to the rezoning. There is an
existing 19mm water service to the building.

Nillavon Balachandran
Hydro Engineering Technologist

Bruce Ogg
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Appendix E
Consultation

Water Project Review Officer
ENWIN Utilities Ltd.
tsd@enwin.com

P. (519) 251-7303
F. (519) 251-7309

4545 Rhodes Drive | P.O. Box 1625 Station A | Windsor, Ontario | N8W
5T1

Public Works-Engineering

The subject lands are located at 1646-1648 Drouillard Road, zoned Commercial
District 2.2 (CD2.2) by Zoning By-Law 8600. The applicant is requesting an
amendment to Zoning By-law 8600 to rezone the site to Residential District 2.2 with
Site-Specific Provisions (RD2.2) and permit the conversion of the ground floor
commercial units to two residential dwelling units as an additional permitted use.
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Appendix E
Consultation

SEWERS - The site may be serviced by a 375mm concrete pipe storm sewer and a
250mm vitrified clay pipe sanitary sewer, both of which are located within Drouillard
Road. The applicant will be required to submit site servicing drawings.

RIGHT-OF-WAY — The Official Plan classifies Drouillard Road as a collector road,
requiring a right-of-way width of 26m. The current right-of-way width is 16.2m;
requiring a land conveyance of 4.9m, however, a conveyance is not being requested
at this time. Permits will be required from this department should any work be required
in the right-of-way.

The proposed alley access and rear yard parking is not supported, as the alley is
grass/gravel and does not receive snow removal services. If approved, the owner will
be required to contribute to the alley maintenance fund in the amount of $1,220.00 as
per the 2022 User Fee Schedule and the parking area would need to be graded to
drain away from the alley.

In summary we have no objection to the proposed rezoning, subject to the following
requirements (Requirements can be enforced during Building and Right-of-Way
permitting):

Alley Contribution — The owner agrees, prior to the issuance of a Building Permit, to
contribute the sum of $1,220.00 payable to the City of Windsor and deposited in the
General Fund intended for the upkeep of alleys within the City of Windsor.

Patrick Winters,
Development Engineer

Transportation Planning

The Official Plan classifies Drouillard Road as a Class | Collector road, requiring a right-
of-way width of 26m. The current right-of-way width is insufficient however a land
conveyance is not being requested at this time.

Parking must comply with Zoning By-Law 8600.

All accesses shall conform to the TAC Geometric Design Guide for Canadian Roads
and the City of Windsor Standard Engineering Drawings.

All exterior paths of travel must meet the requirements of the Accessibility for Ontarians
with Disabilities Act (AODA).

Rania Toufeili
Policy Analyst - Transportation Planning
519.255.6543 ext. 6830
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Appendix E
Consultation

Police Services
The Windsor Police Service has no concerns or objections with the proposed Zoning
By-law amendment to permit the conversion of the two ground floor commercial units
into two residential dwelling units. The nature of this change, in this particular situation,
presents no discernible risks to public safety. A review of our incident response records
reveals no concerns that exist now and the conceptual site plan being put forward by
the applicant shows a layout that ensures proper police incident response capability
(including emergency situations) can be achieved and maintained. In case the
application is not of a magnitude that would trigger site plan control, we would request
approval be conditional on the following important site-specific features that relate to
safety and security:
e Building’s address number is highly visible, without obstruction, from Drouillard
Road to facilitate effective police response
e Lighting is provided for both the front and rear building entrances that yields at
least 4.0 foot-candles
e Rear parking lot off the alley has lighting provided that yields at least 1.75 foot-
candles

Barry Horrobin
Police Services

Building Department
The Building Code Act, Section 8.(1) requires that a building permit be issued by the
Chief Building Official for construction or demolition of a building. The building permit
review process occurs after a development application receives approval and once a
building permit application has been submitted to the Building Department and deemed
a complete application.

Due to the limited Ontario Building Code related information received, review of the
proposed project for compliance to the Ontario Building Code has not yet been
conducted.

It is strongly recommended that the owner and/or applicant contact the Building
Department to determine building permit needs for the proposed project prior to building
permit submission.

The City of Windsor Building Department can be reach by phoning 519-255-6267 or,
through email at buildingdept@citywindsor.ca

Barbara Rusan
Manager, Policy & Regulatory Services, Building Department

Landscape Architect
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Appendix E
Consultation

Pursuant to the application for a zoning amendment (Z 004/22) to permit the
conversion of the ground floor commercial units to two residential dwelling units as an
additional permitted use on the subject, please note no objections. Please also note the
following comments:

Zoning Provisions for Parking Setback:

With the entire building being proposed for residential use, the owner is to provide the
minimum required 50% soft landscape in the front of the building. Removal of all the
concrete in front of building except for the width of the entrance doors, to be excavated
to an appropriate depth for landscaping and provision of soft landscape elements as
part of the Site Plan review process.

Climate Change & Tree Preservation:
N/A

Urban Design:
The segment of Drouillard Road at the frontage of the subject is not classified as a
Theme Street or Civic Way in the Official Plan.

Parkland Dedication:
Require a parkland dedication representing 5% of the subject lands, to the satisfaction
of the Executive Director of Parks, as per By-law 12780 and the Planning Act.

Stefan Fediuk
Landscape Architect
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CONCEPT SITE PLAN

1646 & 1648 DROUILLARD
ROAD, WINDSOR

LEGAL DESCRIPTION:
PLAN 719: LOT 20 & N PT LOT 21

CURRENT ZON

ING:

CD2.2 (COMMERCIAL DISTRICT - GENERAL)
PROPOSED ZONING:

RD2.2-XX (RESIDENTIAL DISTRICT - MEDIUM DENSITY)
(Zoning By-Law No. 8600)

TOTAL SITE AREA: 371.6 m? (0.09 ac, 0.04 ha)

ZONING: RD2 REQUIRED | EXISTING | PROPOSED
MIN. LOT AREA 540 m? 371.6 m? 371.6 m?
MIN. LOT WIDTH 18.0 m 12.2 m 12.2 m
MIN. FRONT YARD 6.0m 1.0m 1.0m
MIN. INT. SIDE YARD 1.8 m 0.5m 0.5m
MIN. REAR YARD 7.5m 14.2 m 14.2 m
MAX LOT COVERAGE 45.0% 41.6% 41.6 %
BUILDING HEIGHT 10.0 m +35m +3.5m
MIN. ACCESS ISLE 3.5m 6.1m 6.1m
MIN. PARKING ISLE 35m | 6.1 m
PARKING SEPERATION 20m | @ - 3.6m
ALLEY SEPERATION o9m | - 0.6 m
NO. DWELLING UNITS 4 UNITS
PROPOSED DENSITY 100 u.p.h.

REQUIRED PARKING 4 SPACES
PROVIDED PARKING 4 SPACES
BUILDING AREA 154.5 m? 154.5 m?

MEASURMENTS ARE NOT EXACT. DRAWING FOR
DISCUSSION PURPOSES ONLY.

PARKING: Multiple Dwelling containing a maximum of 4 Dwelling
units 1 for each dwelling unit (Table 24.20.5.1). Each parking space
shall be 2.5 x 5.5m, with a minimum of 3m access from a rear lane

NOTE:

DRAWING 1S
DISCUSSION PURPOSES ONLY
AND HAS NOT BEEN CREATED
FROM A LEGAL SURVEY.

FOR

SCALE: 1:100

WHEN PRINTED ON 24 X 36

PROJECT FILE NO.
2021 44

DATE:

DECEMBER 16, 2021

DRAWN BY: S.C.

REVIEWED BY: T.G.

WWW.URBANINMIND.CA
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APPENDIX G - Draft By-law Amendment

BY-LAW NUMBER -2022

ABY-LAW TO FURTHER AMEND BY-LAW NUMBER 8600
CITED AS THE "CITY OF WINDSOR ZONING BY-LAW"

Passed the day of , 2022.

WHEREAS it is deemed expedient to further amend By-law Number 8600 of the Council of The
Corporation of the City of Windsor, cited as the "City of Windsor Zoning By-law" passed the 31st day of
March, 1986, as heretofore amended:

THEREFORE the Council of The Corporation of the City of Windsor enacts as follows:
1. That subsection 1 of Section 20, of said by-law, is amended by adding the following paragraph:

394, EAST SIDE OF DROUILLARD ROAD BETWEEN REGINALD STREET AND ALICE STREET

For the lands comprising Lot 20 and North Part Lot 21, Plan 719; Windsor (PIN
011260235), known municipally as 1646-1648 Drouillard Road, a multiple adwelling shall
be an additional permitted use and the following additional provisions shall apply to a
multiple awelling.

a)  The maximum number of awelling units shall be 4.
b)  Section 15.2.5.9 shall not apply.

c)  Section 15.2.5.15 shall not apply.

[ZDM 7; ZNG/6659]

2. The said by-law is further amended by changing the Zoning District Maps or parts thereof referred
to in Section 1, of said by-law and made part thereof, so that the lands described in Column 3 are delineated
by a broken line and further identified by the zoning symbol shown in Column 5:

1. 2. 3. 4. 5.
Item Zoning Lands Affected Official Plan ~ Zoning Symbol
Number District Amendment
Map Part Number
7 Lot 20 and North Part Lot 21, Plan 719 S.20(1)

(PIN 011260235), (1646-1648 Drouillard
Road, situated on the east side of
Drouillard Road on the block between
Reginald Street and Alice Street.)

DREW DILKENS, MAYOR

CLERK

First Reading - , 2022
Second Reading - , 2022
Third Reading - , 2022
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SCHEDULE 2
1. By-law has the following purpose and effect:

To amend the zoning of Lot 20 and North Part Lot 21, Plan 719 (PIN 011260235), known
municipally as 1646-1648 Drouillard Road, situated on the east side of Drouillard Road on the block
between Reginald Street and Alice Street, as Commercial District 2.2 (CD2.2) by adding a site
specific exception to allow a multiple dwelling as an additional permitted use subject to additional
provisions.

2. Key map showing the location of the lands to which By-law applies.
(See map following page.)
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1.0 INTRODUCTION:

Urban in Mind has been retained by the owner of 1646-1648 Drouillard Avenue (“subject
property”) in the City of Windsor Ontario, to submit a Zoning By-Law Amendment and
a Site Plan Control Application to bring the 2 (two) existing non-conforming residential
units into conformity with the Zoning By-law, which will result in a total of 4 (four) legal
residential units on the ground floor of the existing building. The purpose of this proposal
is to provided need housing choices to the neighbourhood, to an otherwise underutilized
building that has no possibility of providing sustainable commercial tenants. It is
understood that the site is also ripe for redevelopment, and as conditions allow, it is fully
expected that the property will ultimately be redeveloped sometime in the future.

1.1 Purpose of the Report:

The purpose of this Planning Justification Report is to provide a sound analysis of the
proposed development to allow for a maximum of 4 residential units within the existing
building on the site, against the current planning policies. The result of this analysis should
provide justification for the approval of the respective Zoning By-Law Amendment & Site
Plan Control Applications.

2.0 SUBJECT PROPERTY AND SURROUNDING AREA:

2.1 Site Overview:
Figure 1 — Aerial View #1 of Subject Property (windsor MAPS)

Subject Property

Subject Property
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Figure 2 — Aerial View #2 of Subject Property (Google Maps)

Rear Laneway

Subject Property s

Figure 3 — Street View (Drouillard Road) of Subject Property (Google Maps)

Subject Property

The subject property (Figure 1-3) is a rectangular shaped lot that has an approximate
total area of 379 sq.m (0.094 ac/0.038 ha) and an approximate frontage of 12.5 m (41 ft)
along Drouillard Road. The only vehicular access to the site is from the public lane that
abuts the parking lot at the rear of the property. Limited on-street parking is available
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along Drouillard Road and in the vicinity of the site. The site is currently occupied by a 1-
storey building where two (2) residential units are permitted. The proposal is to allow 2
(two) additional residential units in-place of the dysfunctional and new leased commercial
units at the front of the building. Each of the proposed 4 (four) units will have a separate
entrance, with 2 doors being located in the front of the building, and 2 doors located in
the rear (as exists today).

In terms of topography, the site is relatively flat and is primarily comprised of hard surface
treatment (being either asphalt or building surface). There is one tree located along the
side wall of the building along with an existing fence. The existing tree and fence are
proposed to be maintained.

2.2 Neighbourhood Character:

The subject property is located along Drouillard Road which maintains a pedestrian-
friendly streetscape character due to the compact form of older buildings which exhibit a
diversity of architectural styles. Many of the buildings found along the street maintain
narrow front and side-yard setbacks as a result of the existing rear yard public laneways
which provide access to the properties. For the most part, the buildings maintain an
average height of 1 - 2 storeys. While the street is primarily residential in character, there
are plenty examples of dysfunctional, vacant, and boarded-up commercial units found
along the Drouillard Road frontage. This is more prevalent along the segment of Drouillard
that abuts the subject property. Nevertheless, Drouillard Road acts as the primary spine
within the larger pure residential neighbourhood which is dominated by single-detached
homes.

Figure 4 — Drouillard Road Streetscape Character (Google Maps)

Subject Property
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The immediate surrounding area includes the following (Figure 5 - 8):

Figure 5 — Abutting Property (North) (Google Maps)

1636-1638 Drouillard Road, ‘Adult Entertainment Club’

Figure 6 — Rear View of Subject Property from Cadillac Street (East) (Google Maps)

Laneway
Abutting Subject
Property

Cadillac Street
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Figure 7 — Abutting Property (South) (Google Maps)
1658-1660 Drouillard Road

Figure 8 — Across the Street, Opposite Side of Drouillard Road (West) (Google Maps)
1645 Drouillard Road, Heating and Cooling Contractor
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Figure 9 — 1680-1696 Drouillard Road (SOUth) (Google Maps)
Boarded up, vacant, and concerted non-commercial units

2.3 Transportation:

The subject property fronts on to Drouillard Road which is classified as a ‘Class 1
Collector Road’ with an approximate ‘current’ right-of-way of 16.5 m (Appendix ‘C’).
According to Schedule X’ in the City of Windsor Official Plan, this segment of Drouillard
Road that abuts the subject property has a required ultimate right-of-way width of 26 m
(Appendix ‘D’). It unclear if there will be a future right-of-way widening and how it may
impact the subject property given that the existing building is physically located within this
ultimate proposed right-of-way area. Nevertheless, the subject property is located within
a convenient location for transit, walkability, and bicycle commuting.

The closest bus stop is located approximately ~150m from the subject property, and can
be used to get to Downtown Windsor within 20-30 minutes or to the University of Windsor
Campus within 35-50 minutes via Bus Route #3 & #4. In addition, there are number of
different parks, stores and community facilities that are within convenient walking and
biking distance to the subject property especially along the Tecemuseh Road East,
Seminole Street and Ottawa Street commercial corridors.
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Figure 10 — Closest Bus Stops (Google Maps)

O

O

Figure 11 — Transit Windsor Bus Routes (transit windsor)
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3.0 PROPOSED DEVELOPMENT & PLANNING APPLICATIONS

As indicated on the City’s Pre-submission Consultation Letter, the following planning
applications are required to bring the proposed 2 (two) new non-complying residential
units (bringing the total residential unit count to 4 (four) units within the existing 1 storey
building without a commercial use:

e Zoning By-Law Amendment
e Site Plan Control

Table 1 below includes conditions for the proposed rezoning from Commercial District 2.2
(CD2.2) to Residential District 2.2 with Site-Specific Provisions (RD2.2-XX).

Table 1: Proposed Zoning By-Law Amendment

ZONING BY-LAW 8600 REQUIRED PROPOSED
RD2.2 RD2.2-XX
Min. Lot Area 540 m? 371.6 m?(ex.)
Min. Lot Width 18.0 m 12.2 m (ex.)
Min. Front Yard 6.0m 1.0 m (ex.)
Min. Interior Side Yard 1.8 m 0.5 m (ex.)
Min. Rear Yard 7.5m 14.2 m (ex.)
Max. Lot Coverage 45.0% 41.6% (ex.)
Max. Building Height 10.0 m 1 storey (ex.)
Min. Access Aisle 3.5m 6.1 m (ex.)
Min. Parking Aisle 3.5m 6.1m
Min. Parking Spaces 4 4
Min. Parking Area Separation — From Building 20m 3.6m
Wall with a Main Pedestrian Entrance
Min. Parking Area Separation — From Alley 09m 0.6 m
The area forming the parking area separation shall be maintained No landscaping will be
exclusively as a landscaped open space yard. provided in the parking
separation areas.

*There are no changes being proposed to the existing building on the site.

*(ex.) represents existing conditions of the property. The only physical change to the
exterior of the building is the re-delineation of parking spaces to meet City Zoning
Requirements — see the last 5 columns in Table 1 above.
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Figure 12 — Concept Site Plan Drawing (urban in Mind)

*There are no structural changes to the exterior of the building being proposed. The
only change that is being proposed on the site plan is the delineation of parking spaces
and possibly interior renovations.

12
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3.1 Impact of the Proposed Development:

The proposed development will provide for an opportunity to legalize 2 (two) existing non-
complying residential units that provide alternative and additional forms of housing for the
City’s population. No new building, structures or external renovations are being proposed
on the site as a result of this application(s). Furthermore, legalizing the existing residential
units will not create any added pressures on municipal infrastructure, local traffic patterns
and on-site parking demand, but will provide affordable housing alternatives and new
customers for local businesses, not to mention the useful repurposing of a building (from
mixed-commercial to pure residential) that would otherwise remain vacant and perhaps
boarded-up. The Drouillard Road streetscape appearance will not be changing as a result
of the proposed development, as no new development (to the exterior of the building) is
proposed at this time. The only thing the is changing on the property is the delineation of
4 parking spaces in the rear in order to meet zoning requirements.

4.0 PLANNING POLICY REVIEW:
4.1 Planning Act, R.S.0. 1990, c. P.13:

The Planning Act is the leading provincial legislation that sets out the rules for land use
planning in Ontario. The Planning Act ensures that matters of provincial interest are met
and guides planning policy to protect citizen rights and the natural environment.

Applicable provisions from the Planning Act have been included as follows:

‘PART | PROVINCIAL ADMINISTRATION

Provincial Interest

2 The Minister, the council of a municipality, a local board, a planning board and the
Tribunal, in carrying out their responsibilities under this Act, shall have regard to,
among other matters, matters of provincial interest such as,

(a) the protection of ecological systems, including natural areas, features and
functions;

b) the protection of the agricultural resources of the Province;

c) the conservation and management of natural resources and the mineral
resource base;

(d) the conservation of features of significant architectural, cultural, historical,
archaeological or scientific interest;

(e) the supply, efficient use and conservation of energy and water;

(f) the adequate provision and efficient use of communication, transportation,
sewage and water services and waste management systems;

(g) the minimization of waste;

(h) the orderly development of safe and healthy communities;

(h.1) the accessibility for persons with disabilities to all facilities, services and
matters to which this Act applies;

13
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the adequate provision and distribution of educational, health, social, cultural
and recreational facilities;

the adequate provision of a full range of housing, including affordable
housing;

the adequate provision of employment opportunities;

the protection of the financial and economic well-being of the Province and
its municipalities;

the co-ordination of planning activities of public bodies;

the resolution of planning conflicts involving public and private interests;

the protection of public health and safety;

the appropriate location of growth and development;

the promotion of development that is designed to be sustainable, to
support public transit and to be oriented to pedestrians;

the promotion of built form that,

is well-designed,

encourages a sense of place, and

provides for public spaces that are of high quality, safe, accessible, attractive
and vibrant;

the mitigation of greenhouse gas emissions and adaptation to a changing
climate. 1994, c. 23, s. 5; 1996, c. 4, s. 2; 2001, c. 32, s. 31 (1); 2006, c. 23,
s. 3; 2011, c. 6, Sched. 2, s. 1; 2015, c. 26, s. 12; 2017, c. 10, Sched. 4, s.
11 (1); 2017, c. 23, Sched. 5, s. 80.”

4.2 Provincial Policy Statement (PPS) (2020):

The Provincial Policy Statement (PPS) for the Province of Ontario was recently updated
in May 2020. It provides the provincial policy direction on matters of provincial interest
related to land development provided under Section 3 of the Planning Act. The goal of
the PPS is to enhance the quality of life for all people living, working and/or playing in

Ontario.

Applicable excerpts from the Provincial Policy Statement have been included as follows:

“Part V: Policies

1.0 Building Strong Healthy Communities

1.1 Managing and Directing Land Use to Achieve Efficient and Resilient
Development and Land Use Patterns

111 Healthy, liveable and safe communities are sustained by:

a) promoting efficient development and land use patterns which sustain the

financial well-being of the Province and municipalities over the long term;

b) accommodating an appropriate affordable and market-based range and mix

of residential types (including single-detached, additional residential units,
multi-unit housing, affordable housing and housing for older persons),

14
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1.1.3

1.1.3.1
1.1.3.2

1.1.3.3

employment (including industrial and commercial), institutional (including
places of worship, cemeteries and long-term care homes), recreation, park
and open space, and other uses to meet long-term needs;

c) avoiding development and land use patterns which may cause
environmental or public health and safety concerns;

d) avoiding development and land use patterns that would prevent the efficient
expansion of settlement areas in those areas which are adjacent or close
to settlement areas;

e) promoting the integration of land use planning, growth management,
transit-supportive development, intensification and infrastructure planning
to achieve cost-effective development patterns, optimization of transit
investments, and standards to minimize land consumption and servicing
costs;

Settlement Areas

Settlement areas are urban areas and rural settlement areas, and include cities,
towns, villages and hamlets. Ontario’s settlement areas vary significantly in
terms of size, density, population, economic activity, diversity and intensity of
land uses, service levels, and types of infrastructure available.

The vitality and regeneration of settlement areas is critical to the long-term
economic prosperity of our communities. Development pressures and land use
change will vary across Ontario. It is in the interest of all communities to use
land and resources wisely, to promote efficient development patterns, protect
resources, promote green spaces, ensure effective use of infrastructure and
public service facilities and minimize unnecessary public expenditures.

Settlement areas shall be the focus of growth and development.

Land use patterns within settlement areas shall be based on densities and a
mix of land uses which:

a) efficiently use land and resources;

b) 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;

e) support active transportation;

f) are transit-supportive, where transit is planned, exists or may be developed;
and Land use patterns within settlement areas shall also be based on 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.

Planning authorities shall identify appropriate locations and promote
opportunities for transit-supportive development, accommodating a significant
supply and range of housing options through intensification and redevelopment

15
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where this can be accommodated taking into account existing building stock or
areas, including brownfield sites, and the availability of suitable existing or
planned infrastructure and public service facilities required to accommodate
projected needs.

1.1.3.4 Appropriate development standards should be promoted which facilitate
intensification, redevelopment and compact form, while avoiding or mitigating
risks to public health and safety.

14 Housing

143 Planning authorities shall provide for an appropriate range and mix of housing
options and densities to meet projected market-based and affordable housing
needs of current and future residents of the regional market area by:

b) permitting and facilitating:
1. all housing options required to meet the social, health, economic and
well-being requirements of current and future residents, including special

needs requirements and needs arising from demographic changes and
employment opportunities; and

2. all types of residential intensification, including additional residential
units, and redevelopment in accordance with policy 1.1.3.3;

c¢) directing the development of new housing towards locations where
appropriate levels of infrastructure and public service facilities are or will be
available to support current and projected needs;

d) promoting densities for new housing which efficiently use land, resources,
infrastructure and public service facilities, and support the use of active
transportation and transit in areas where it exists or is to be developed;

e) requiring transit-supportive development and prioritizing intensification,
including potential air rights development, in proximity to transit, including
corridors and stations; and

f) establishing development standards for residential intensification,
redevelopment and new residential development which minimize the cost
of housing and facilitate compact form, while maintaining appropriate levels
of public health and safety.

1.6 Infrastructure and Public Service Facilities
1.6.6 Sewage, Water and Stormwater
1.6.6.1 Planning for sewage and water services shall:

a) accommodate forecasted growth in a manner that promotes the efficient
use and optimization of existing:

1. municipal sewage services and municipal water services;

¢) promote water conservation and water use efficiency;

16
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1.6.6.2

1.6.6.7

1.6.7
1.6.7.4

1.7
1.7.1

d) integrate servicing and land use considerations at all stages of the planning
process; and

e) be in accordance with the servicing hierarchy outlined through policies
1.6.6.2, 1.6.6.3, 1.6.6.4 and 1.6.6.5. For clarity, where municipal sewage
services and municipal water services are not available, planned or
feasible, planning authorities have the ability to consider the use of the
servicing options set out through policies 1.6.6.3, 1.6.6.4, and 1.6.6.5
provided that the specified conditions are met.

Municipal sewage services and municipal water services are the preferred
form of servicing for settlement areas to support protection of the environment
and minimize potential risks to human health and safety. Within settlement
areas with existing municipal sewage services and municipal water services,
intensification and redevelopment shall be promoted wherever feasible to
optimize the use of the services.

Planning for stormwater management shall:

a) be integrated with planning for sewage and water services and ensure that
systems are optimized, feasible and financially viable over the long term;

b) minimize, or, where possible, prevent increases in contaminant loads;

¢) minimize erosion and changes in water balance, and prepare for the
impacts of a changing climate through the effective management of
stormwater, including the use of green infrastructure;

d) mitigate risks to human health, safety, property and the environment;
e) maximize the extent and function of vegetative and pervious surfaces; and

f) promote stormwater management best practices, including stormwater
attenuation and re-use, water conservation and efficiency, and low impact
development.

Transportation Systems

A land use pattern, density and mix of uses should be promoted that minimize
the length and number of vehicle trips and support current and future use of
transit and active transportation.

Long-Term Economic Prosperity
Long-term economic prosperity should be supported by:

a) promoting opportunities for economic development and community
investment-readiness;

b) encouraging residential uses to respond to dynamic market-based needs
and provide necessary housing supply and range of housing options for a
diverse workforce;

17
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c) optimizing the long-term availability and use of land, resources,
infrastructure and public service facilities;

d) maintaining and, where possible, enhancing the vitality and viability of
downtowns and main streets;

e) encouraging a sense of place, by promoting well-designed built form and
cultural planning, and by conserving features that help define character,
including built heritage resources and cultural heritage landscapes.

1.8 Energy Conservation, Air Quality and Climate Change

1.8.1 Planning authorities shall support energy conservation and efficiency,
improved air quality, reduced greenhouse gas emissions, and preparing for
the impacts of a changing climate through land use and development patterns
which:

a) promote compact form and a structure of nodes and corridors;

b) promote the use of active transportation and transit in and between
residential, employment (including commercial and industrial) and
institutional uses and other areas;

e) encourage transit-supportive development and intensification to improve
the mix of employment and housing uses to shorten commute journeys and
decrease transportation congestion;”

4.3 City of Windsor Official Plan (2000 as amended):

The current version of the Official Plan (OP) for the City of Windsor has been in effect
since 2000, however, the document has been amended several times over the years
with routine changes to ensure policy consistency with the Provincial Policy Statement.

The OP is the leading planning document for guiding growth, land use and development
within the City of Windsor. The document addresses matters such as infrastructure,
population growth, servicing, transit, natural heritage, cultural heritage, and
administrative municipal policies.

Compliance with the City of Windsor Official Plan should be sought for all planning
applications.

The following City of Windsor Official Plan designations apply to the subject property:

- The segment of Drouillard road that abuts the subject property is adjacent to a
‘Proposed Recreationway’ (Appendix ‘A’).

- The subject property is located within the ‘Residential’ Land Use Designation
(Appendix ‘B’).

- The segment of Drouillard Road that abuts the subject property is classified as a Class
Il Collector Road (Appendix ‘C’).
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- The segment of Drouillard Road that abuts the subject property has an ultimate Right-
of-Way of “26m” (Appendix ‘D’).

Applicable excerpts from the City of Windsor Official Plan are as follows:

“Chapter 3 — Development Strategy

3.2
3.2.1
3.2.1.2

3.21.3

3.3
3.3.3

Growth Concept
Safe, Caring and Diverse Community

Encouraging a range of housing types will ensure that people have an
opportunity to live in their neighbourhoods as they pass through the various
stages of their lives. Residents will have a voice in how this new housing fits
within their neighbourhood. As the city grows, more housing opportunities
will mean less sprawl onto agricultural and natural lands.

Windsor will keep much of what gives its existing neighbourhoods their
character — trees and greenery, heritage structures and spaces, distinctive
area identities, parks, and generally low profile development outside the City
Centre. Around the neighbourhood centres, the existing character of the
neighbourhood will be retained and enhanced. Newly developing areas will
be planned to foster their own unique neighbourhood identities with a mixture
of homes, amenities and services.

Urban Structure Plan
Neighbourhoods

Neighbourhoods are the most basic component of Windsor’s urban structure
and occupy the greatest proportion of the City. Neighbourhoods are stable,
low-to-medium-density residential areas and are comprised of local streets,
parks, open spaces, schools, minor institutions and neighbourhood and
convenience scale retail services. The three dominant types of dwellings in
Windsor's neighbourhoods are single detached, semi-detached and
townhouses. The density range for Windsor’s neighbourhoods is between 20
to 35 units per net hectare. This density range provides for low and some
medium-density intensification to occur in existing neighbourhoods. Multiple
dwelling buildings with medium and high-densities are encouraged at nodes
identified in the Urban Structure Plan

Chapter 4 — Healthy Community

4.2
4.2.1
4.2.1.5

Objectives
Healthy and Liveable City

To encourage a mix of housing types and services to allow people to remain
in their neighbourhoods as they age.
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4.2.2
4224

4.2.2.5

4.2.3

4.2.3.2

4.2.3.3

4234

4.2.4
4.2.4.2

Environmental Sustainability

To promote development that meets human needs and is compatible with
the natural environment.

To reduce environmental impacts.

Quality of Life

To encourage the location of basic goods and services floe to where people
live and work.

To recognize the needs of the community in terms of shelter, support
services, accessibility and mobility.

To accommodate the appropriate range and mix of housing.

Sense of Community

To encourage development that fosters the integration of all residents into
the community.

Chapter 5 — The Environment

5.3.2
5.3.2.9

5.3.2.11

Greenway System Policies

Lands identified as part of the Greenway System may be protected by the
Municipality through:

(a) conveyance or dedication as a part of the planning process;
The Recreationways designated on Schedule B: Greenway System will

provide for recreational movement within the Greenway System and are
further described in section 7.2.3 of this Plan

Chapter 6 — Land Use

6.1

6.1.2
6.1.3

6.2
6.2.1.2

Goals

In keeping with the Strategic Directions, Council’s land use goals are to
achieve:

Environmentally sustainable urban development.

Housing suited to the needs of Windsor’s residents.

General Policies

For the purpose of this Plan, Development Profile refers to the height of a
building or structure. Accordingly, the following Development Profiles apply
to all land use designations on Schedule D: Land Use unless specifically
provided elsewhere in this Plan:
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6.3
6.3.1

6.3.1.1
6.3.1.2
6.3.1.3

6.3.1.4

6.3.2

6.3.2.1

6.3.2.3

6.3.2.4

(a) Low Profile developments are buildings or structures generally no
greater than three (3) storeys in height;

(b) Medium Profile developments are buildings or structures generally no
greater than six (6) storeys in height; and

(c) High Profile developments are buildings or structures generally no greater
than fourteen (14) storeys in height.

Residential

Objectives

To support a complementary range of housing forms and tenures in all

neighbourhoods.

To promote compact neighbourhoods which encourage a balanced
transportation system.

To promote selective residential redevelopment, infill and intensification
initiatives.
To ensure that the existing housing stock is maintained and rehabilitated.

Policies
In order to facilitate the orderly development and integration of housing in
Windsor, the following policies shall apply.

Uses permitted in the Residential land use designation identified on
Schedule D: Land Use include Low, Medium and High Profile dwelling units.

For the purposes of this Plan, Low Profile housing development is further
classified as follows:

(a) small scale forms: single detached, semi-detached, duplex and row
and multiplexes with up to 8 units; and

(b) large scale forms: buildings with more than 8 units.

Residential development shall be located where:
(a) there is access to a collector or arterial road;
(b) full municipal physical services can be provided;

(c) adequate community services and open spaces are available or are
planned; and

(d) public transportation service can be provided.
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6.3.2.5 Atthe time of submission, the proponent shall demonstrate to the satisfaction
of the Municipality that a proposed residential development within an area
having a Neighbourhood development pattern is:

(a) feasible having regard to the other provisions of this Plan, provincial
legislation, policies and appropriate guidelines and support studies for
uses:

(iv) where traffic generation and distribution is a provincial or municipal
concern; and

(c) compatible with the surrounding area in terms of scale, massing, height,
siting, orientation, setbacks, parking and amenity areas;

(d) provided with adequate off street parking;
(e) capable of being provided with full municipal physical services and
emergency services; and

6.3.2.18 Council shall promote the maintenance of Windsor's housing stock at a
standard sufficient to provide acceptable conditions of health, safety and
appearance in accordance with the Community Improvement section of this
Plan.

Chapter 7 — Infrastructure

7.2 Transportation System
7.2.2 General Policies

7.2.2.12 Council shall require adequate off-street parking and loading facilities as a
condition of development approval in accordance with the Land Use chapter
of this Plan.

7.2.2.13 Council shall require parking lots to be designed in accordance with the
Urban Design chapter of this Plan.

7.2.3 Pedestrian Network Policies

7.2.3.4 Council shall provide for the development of the Recreationway by:

(c) Ensuring that new development proposals and infrastructure
undertakings include extensions and improvements to the
Recreationway; and

7.2.6 Road Network Policies
7.2.6.7  Council shall provide for Class Il Collector Roads as follows:

(b) Operational and design characteristics:

(i) Class Il Collector Roads shall be designed to carry moderate
volumes of traffic and shall have a minimum right-of-way width of 26
metres;
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(iv) Cycling facilities may be permitted; and
(v) On street parking may be permitted.

7.2.6.16 Council shall support the construction of new roads and right-of-way

7.2.6.21

7.2.6.22

7.2.6.25

widening for the purpose of adding to the travelled portion of a road only
when either of the following factors have been met:

(@) The new road and/or widened right-of-way have been identified as a
recommended system improvement in this Plan, the transportation
master plan and/or the cycling master plan; or other relevant
transportation plan.

(b) The need for the new road and/or widened right-of-way has been clearly
demonstrated through a comprehensive analysis and public consultation
process, conducted in addition to the transportation master plan, in
accordance with relevant provincial legislation and the resulting road
improves the transportation system by:

(iv) Minimizing any negative impacts on the social and natural
environment of adjacent areas;

(v) Providing for cycling facilities, as appropriate; and
(vi) Providing for transit service, as appropriate.

As a condition of development approval, council shall require gratuitous land
conveyances to the Municipality where it has been determined that the
existing right-of-way width is insufficient based on the requirements set out
in Schedule ‘X’, or other provisions of this Official Plan. The size and
dimension of each such conveyance shall be determined by what is identified
in Schedule X', or other provisions of this Official Plan. Generally, equal
widths of land will be taken from both sides of the road.

Gratuitous land conveyances to the Municipality may also be required as a

condition of development approval for, but not limited to any of the following

elements:

(a) Corner cut offs;

(e) Acceleration or deceleration lanes;

(f) Transit infrastructure, including transit lanes, stations and transit stops
including shelters;

(g)Cycling infrastructure, including bike lanes and multi-use recreational
trails;

(h) Bus bays; and

(i) Sidewalks.

Notwithstanding the right-of-way widths identified in the policies of this
Official Plan, Council may require additional land for exclusive turning lanes
or special features. The exact width of this additional right-of-way shall be
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determined on a site-specific basis during the development approval
process.

7.3 Infrastructure

7.3.2.3 Council shall require all new developments to have full municipal
infrastructure available, or agreements in place to provide such
infrastructure, as a condition of approving a development proposal.

7.3.2.4  Council shall not permit development on individual on-site sewage services
beyond existing farm living lots.

7.3.2.5 Council shall not permit the installation of individual on-site sewage services
in new developments

7.3.3 Infrastructure Provision Policies

7.3.3.5 Council shall require that the provision, expansion or modification of
infrastructure minimize negative effects on existing neighbourhoods,
adjacent land uses and the natural environment

44 Zoning By-Law 8600:

The subject property is currently zoned as ‘Commercial District 2.2 (CD2.2)’ under
Zoning By-Law 8600 (Appendix ‘E’). The proposed Zoning By-Law Amendment seeks
to rezone the site to ‘Residential District 2.2 with Site-Specific Provisions (RD2.2),
which will bring the property’s zoning into compliance with the City’s Official Plan.

Applicable excerpts from the City of Windsor Zoning By-Law 8600 are as follows:

“SECTION 11 - RESIDENTIAL DISTRICTS 2. (RD2.)

~PROPOSED ZONING~
11.2 RESIDENTIAL DISTRICT 2.2 (RD2.2)

11.21 PERMITTED USES

One Double Duplex Dwelling

One Duplex Dwelling

One Multiple Dwelling containing a maximum of four dwelling units
One Semi-Detached Dwelling

One Single Unit Dwelling Townhome Dwelling

Any use accessory to any of the preceding uses

11.2.5 PROVISIONS

4 Double Duplex Dwelling or Multiple Dwelling
.1 Lot Width — minimum 18.0m
.2 Lot Area — minimum 540.0 m?
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.3 Lot Coverage — maximum 45.0%

.4 Main Building Height — maximum 10.0 m
.5 Front Yard Depth — minimum 6.0m

.6 Rear Yard Depth — minimum 7.50m
.7 Side Yard Width — minimum 1.80 m

SECTION 15 - COMMERCIAL DISTRICTS 2. (CD2.)

~CURRENT ZONING~

15.2
15.2.1

15.2.3

COMMERCIAL DISTRICT 2.2 (CD2.2)

PERMITTED USES

Bakery Business Office

Child Care Centre

Commercial School Confectionery
Food Outlet - Take-Out

Funeral Establishment

Medical Office

Micro-Brewery

Personal Service Shop

Place of Entertainment and Recreation
Place of Worship

Professional Studio

Public Hall

Repair Shop — Light
Restaurant

Retail Store
Veterinary Office

Wholesale Store

Dwelling Units in a Combined Use Building with any one or more of the above
uses

Gas Bar Outdoor Market Parking
Garage Public Parking Area
Tourist Home

Existing Automobile Repair Garage
Existing Service Station

Any use accessory to any of the preceding uses. An Outdoor Storage Yard is
prohibited, save and except, in combination with the following main uses:
Outdoor Market, Existing Automobile Repair Garage.

PROHIBITED USES

A Gas Bar and a Service Station is prohibited on any lot located within 63.50 m
of the east or west limits of Sandwich Street between Detroit Street and Brock
Street or within 30.0 m of the south limit of Mill Street between Russell Street
and Sandwich Street.
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15.2.5 PROVISIONS
4 Building Height — maximum 14.0 m
.9 Amenity Area — Per Dwelling Unit — minimum 12.0 m?
.10 Gross Floor Area — maximum per unit Bakery or Confectionary 550.0 m

.15 For a Combined Use Building, all dwelling units, not including entrances
thereto, shall be located above the non-residential uses.

.24 An Outdoor Market is permitted within a Business Improvement Area. An
Outdoor Market is prohibited elsewhere.

SECTION 24 — PARKING, LOADING AND STACKING PROVISIONS
24.10.10 PROVISION AND MAINTENANCE

.1 All required parking spaces, visitor parking spaces, accessible parking
spaces, bicycle parking spaces, loading spaces or stacking spaces shall
be provided and clearly identified and marked at the time of the erection
of a building or addition thereto, expansion of a use or when there is a
change of use of a lot or building and shall be subsequently maintained,
identified and marked exclusively for the use for which they are required
for as long as such use is in operation.

2420 PARKING SPACE PROVISIONS

24.20.5 REQUIRED PARKING SPACES - ALL OTHER AREAS AND USES NOT
LISTED IN TABLES 24.20.1.1 AND 24.20.3.1

TABLE 24.20.5.1 - REQUIRED PARKING SPACES

Multiple Dwelling containing a maximum of 4 Dwelling units: 1 for each
dwelling unit

24.20.10 SIZE OF PARKING SPACE

.1 Each parking space shall have a minimum length of 5.5 metres and a
minimum width of 2.5 metres, except where one side of the parking space
is flanked by a wall or fence, each parking space shall have a minimum
length of 5.5 metres and a minimum width of 3.5 metres.

SECTION 25 - PARKING AREA PROVISIONS
25.5.20 PARKING AREA SEPARATION
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TABLE 25.5.20.1 — PARKING AREA SEPARATION

.1 A parking area separation shall be provided as shown in Table 25.5.20.1:

.5 The area forming the parking area separation shall be maintained
exclusively as a landscaped open space yard.

25.5.30 ACCESS AREA

4 An access area for all other uses shall have one or more one-way lanes.
Each lane shall have a minimum width of 3.50 metres and a maximum
width of 4.50 metres.

.5 The width of each lane in an access area shall be measured a maximum
of 3.00 metres from the lot line the access area crosses.

25.5.50 PARKING AISLE
.3 The minimum width of a parking aisle shall be as follows:
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5.0 PLANNING JUSTIFICATION:

5.1 Planning Act, R.S.0. 1990, c. P.13:

The proposed Zoning By-Law Amendment and Site Plan Control Applications seeks to
legalize a 4 (four) unit multiple dwelling building, thereby providing affordable rental
housing options and choice to the City’s population. Given the high demand for affordable
rental housing, the proposed development to increase the number of dwellings units on
the property from 2 to 4 is appropriate for the site, especially given its location within an
urban area that is well serviced by transit and municipal infrastructure. Furthermore,
design changes will be made to the parking area in the rear (delineation of parking
spaces) in order to provide for a safer and more attractive development.

As such, the proposed development conforms to the Planning Act.

5.2 Provincial Policy Statement (PPS) (2020):

The proposed Zoning By-Law Amendment and Site Plan Control Applications are well-
aligned with the Provincial Policy Statement (PPS) as they seek to increase the number
of dwelling units on an existing lot in order to meet the long-term affordable housing needs
of current and future residents (1.4.3 b) 1.). The site is easily capable of handling the
proposed density of 4 (four) dwelling units given that that the proposed development will
not result in an extension or exterior alteration of the existing 1 (one) storey building on
the property. In addition, the 4 (four) dwelling units will all be connected to municipal
services (1.1.3.3). Furthermore, the tenants of the 4 four dwelling units will help to
maintain the viability and long-term economic prosperity of local business and community
institutions within the surrounding area (1.7.1 d).

As such, the proposed development conforms with the policies of the Provincial Policy
Statement.
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5.3 City of Windsor Official Plan (2000):

In accordance with the City of Windsor Official Plan, the subject property is located within
the ‘Residential’ Land Use Designation (Appendix ‘B’) which allows for multiplexes with
up to 8 units (6.3.2.3 (a)). As such, the proposed rezoning of the site from a commercial
to a residential zone to allow for a 4 (four) unit multiplex is in accordance with the Official
Plan. Furthermore, the ‘Residential’ policies of the Official Plan speak to the importance
of promoting the maintenance of the existing housing stock while also encouraging a mix
of housing options to allow people to remain in their neighbourhoods as they age through
intensification initiatives (6.3.1.4) (4.2.1.5) (6.3.1.3). The proposed development
accomplishes these objectives.

As such, the proposed development conforms with the policies of the Growth Plan.

5.4 Zoning By-Law 8600:

The proposed Zoning By-Law Amendment will introduce new site-specific zone under the
(RD2.2-XX). This zone that would convert the existing building on the site into a ‘multiple
dwelling building’ by providing 2 (two) additional legal dwelling units, thereby creating 4
(four) legal dwelling units, within the existing building. The requested site-specific zoning
adjustments include the following minor deviations from the (RD2.2) zone as shown on
Table 1 in this report:

(need to recognize the following Existing Conditions)

- Reduced Minimum Lot Width (11.2.5 .4 1)

- Reduced Minimum Lot Area (11.2.5 .4 .2)

- Reduced Minimum Lot Coverage (11.2.5 .4 .3)

- Reduced Minimum Font Yard Setback (11.2.5 .4 .5)
- Reduced Minimum Side Yard Setback (11.2.5 .4 ..7)

(need to allow the proposed parking area delineation)

- Reduced Minimum Parking Area Separation — From an Alley (25.5.20 .1 .3)
- Delete the Following Provision: “The area forming the parking area separation shall be
maintained exclusively as a landscaped open space yard” (25.5.20 .5)

Given that no new buildings or external building renovations are being proposed on the
site, the proposed Zoning By-Law Amendment will have little impact on the functionality
of the site or surrounding neighbourhood, but will bring the zoning into conformity with the
City’s Official Plan, and allow the property to be better utilized for a more appropriate
purpose. The proposed only changes to the site effect the delineation of 4 parking spaces
in the rear of the property, which will improve the safety and the overall attractiveness of
the property. Overall, the proposed zoning standards are well-aligned with intensification
objectives of both the Provincial Policy Statement and the City of Windsor Official Plan as
they permit for a higher residential density with the existing building on the subject
property.

As such, the proposed development meets the general intent of Zoning By-Law 8600.
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6.0 SITE SUITABILITY:

The existing building on the subject property has the capacity to easily support 4 (four)
dwellings units; However, due to current zoning requirements only 2 of the 4 residential
units within the building are currently recognized by the City under the ‘Commercial’ Zone.
The proposed Site-Specific Zoning By-Law Amendment will bring the property into the
correct ‘Residential’ (RD2.2) zone, which will resolve the conflict. The proposal also
intends to create site specific zoning provisions that will both recognize the existing
conditions of the property, but also facilitate the re-configured rear yard parking area. The
zoning amendment will permit the ‘Multiple Dwelling’” with 4 dwellings units, and the site
specific zoning provisions will facilitate the reuse of the existing building/property. These
deviations are suitable for the lands based on the following merits:

1. Reduced Minimum Lot Width (18.0 m vs 12.2 m)

No new lot is being created. The purpose of this deviation is to bring the existing lot into
conformity with the proposed rezoning and as such will not create a situation that is out
of context for the neighbourhood. Furthermore, given the large depth of the site (30 m),
there is enough space on the site for multiple dwelling building with 4 (four) residential
units.

2. Reduced Minimum Lot Area (540 m? vs 371.7 m?)

Again, there is no new lot that is being created. The purpose of this deviation is to bring
the existing lot into conformity with the proposed rezoning. A reduced lot area can be
justified base on the premises that only allowing for 2 dwellings units on the property
would constitute as an underutilization of the site especially given its location with a
walkable urban area with accessible transit. Furthermore, it can be expected that many
of the adjacent residential lots within the area have or will be converted in the future to
accommodate multiple dwelling units especially as the demand for affordable rental
housing increases.

3. Reduced Minimum Lot Coverage (45.0% vs 41.6%)

No new buildings or structures are being proposed on the site. Furthermore, there are no
plans to extend the footprint of the existing building on the property. The purpose of this
deviation is to bring the existing lot/building into conformity with the proposed rezoning.
The proposed reduction to the minimum lot coverage requirement only represents a 3.4%
difference from the required standard as such is minor in nature. The property is not
overdeveloped. There are others lots within the area that maintain a similar lot coverage.
Furthermore, there is ample room for parking and maneuvering in the rear yard. With
respect to access to green space, the site is within comfortable walking distance to the
‘Ford Test Track’ which is one of the largest parks in the city.

4. Reduced Minimum Front Yard Setback (6.0 m vs 1.0 m)

The proposed development to allow 4 (four) residential dwelling units within the existing
building will not result in any changes to the front yard setback situation. The purpose of
this deviation is to bring the existing building into conformity with the proposed rezoning.
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A reduced front yard setback of 1.0 m is appropriate for the site given the context of the
existing streetscape character for Drouillard Road which sees buildings sited close to the
public sidewalk in order to create a pedestrian-friendly environment that is advantageous
to the mixed-use corridor. A reduced front yard setback can also be justified by the site’s
ability to provide for an ample amount of parking spaces in the rear via the public laneway.

5. Reduced Minimum Side Yard Setback (6.0 m vs 1.0 m)

Just like the front yard setback situation, the proposed development to allow 4 (four)
residential dwelling units within the existing building and will not result in any changes the
existing side yard setbacks. The interior side yard setback abutting the north lot line
maintains a distance of 0.5 m, while the interior side yard setback abutting the south lot
line maintains a distance of 1.5 m. Abutting both of these lot lines are parking areas for
the neighbouring uses. As such, there is plenty of room in between the existing building
on the subject property and the buildings on the abutting lots. Furthermore, the existing
side yard setbacks are not out of character for the existing Drouillard streetscape, which
maintains a relatively compact built form. The property is deep but not wide, so it is only
reasonable to expect narrow side yard setbacks despite the fact there is an ample amount
of space on the lot for an adequately sized building and parking area.

6. Reduced Minimum Parking Area Separation — From an Alley (0.9 m vs 0.6 m)

The proposed development seeks to improve the parking area situated in the rear of the
lot by delineating 4 parking spaces. Consequently, parking space #4 fails to meet the
parking area separation distance of 0.9 m from an Alley. The alternative is to reduce the
parking requirement to 3 parking spaces, which is less desirable give the traditional
automotive use in the area. In addition, the alley does not have a high volume of traffic,
and impacts to the lane will be minimal at best (but improved from the current situation
and site conditions). The proposed Zoning Amendment is intended to improve the parking
situation by facilitating 4 (four) on-site parking spaces. The proposed 0.9 m separation
distance from the alley will not create any added conflicts when compared to the existing
situation.

7. Delete the Following Provision: “The area forming the parking area separation
shall be maintained exclusively as a landscaped open space yard”

Due to the small size of the lot, there is not enough room to landscape the parking
separation areas (between parking space #1 and the alley) & (between parking space
#4 and mail building wall containing a pedestrian entrance) and also allow for the 4
(four) parking spaces. Despite the fact that there isn’t enough room for landscaping. it is
worth delineating the spaces in order to create a safer and more attractive parking area.

7.0 CONCLUSION:

Given the analysis presented in this Planning Justification Report, it is in the Author’s
professional planning opinion that there is merit to support the proposed Zoning By-Law
Amendment and Site Plan Control Applications because they are considered to be of
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Appendix ‘D’
(City of Windsor Official Plan — Schedule X, Right-of-Way Width)
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Appendix ‘E’
(Zoning By-Law 8600 — Zoning District Map 7)

Subject Property
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Item No. 7.3

CouncilReport: S 65/2022

Subject: Official Plan and Rezoning Amendments — Tunio Development
— 3885 & 0 Sandwich Street - OPA 152 OPA[6504] Z-028/21 ZNG[6503] -
Ward 2

Reference:

Date to Council: 2022-06-06

Author: Kevin Alexander, MCIP RPP
Senior Planner Special Projects
519-255-6543 x6732
kalexander@citywindsor.ca

Planning & Building Services

Report Date: 2022-05-20

Clerk’s File #: 2114317

To: Mayor and Members of City Council

Recommendation:

THAT the City of Windsor Official Plan, Volume Il, Part 1-Special Policy Areas BE
AMENDED by deleting and replacing Specific Policy Area 1.7 as follows:

“1.7 Sandwich Street and Chappell Avenue

1.7.1 The property comprising Part of Lot 27, Registered Plan 40S, east side of
Sandwich Street and Part of Lot 28, east Side of Sandwich Street, and Lot 28
west side corner of Sandwich Street, Registered Plan 40, located at the
northeast corner of Sandwich Street and Chappell Avenue;

Site Specific Policy Direction1.7.2

Notwithstanding Section 6.4.3.1 Industrial Policies-
Permitted Uses designation of the subject lands on
Schedule D: Land Use in Volume --The Primary Plan,
the uses permitted in Section 6.9.2.1 shall be
additional permitted uses; and,
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THAT Zoning By-law 8600 BE AMENDED by changing the zoning of Part Lot 27,
Registered Plan 40S, Lot 28 East Side, Registered Plan 40, and Lot 28 West Side,
Registered Plan 40, situated at the northeast corner of Sandwich Street and Chappell
Avenue (known municipally as 0 and 3885 Sandwich Street; Roll # 050-170-09700 and
050-170-09800) from Development Reserve District 1.1 (DRD1.1), Commercial District
2.1 (CD2.1) and Manufacturing District 1.4 (MD1.4) to Commercial District 2.1 (CD2.1)
and by adding the following site specific provision:

445. NORTHEAST SIDE OF SANDWICH STREET AND CHAPPELL AVENUE

For the lands comprising Part Lot 27, Registered Plan 40S; Lot 28 East Side on
Registered Plan 40; and Lot 28 West Side, Registered Plan 40:

1. The following uses are prohibited:
Bakery

Food Outlet-Drive-Through

Gas Bar

Place of Entertainment and Recreation
Public Hall

Restaurant with Drive-through

2. A Multiple Dwelling and Dwelling Units in a Combined Use Building shall be
additional permitted main uses and shall be subject to the following provisions:

a) Main Building Height — maximum 37.0m

b) Amenity Area — Per Dwelling Unit — minimum 5.0 m?

c) Fora Combined Use Building, all dwelling units, not including entrances thereto, are
located above the non-residential uses

d) Exposed flat concrete block walls or exposed flat concrete wall, whether painted or
unpainted, are prohibited

e) Required Number of Parking Spaces — minimum - 156

[ZDM 4; ZNG/6503]; and,
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THAT Part Lot 27 on Registered Plan 40S (PIN 012580193) (Roll # 050-170-09800-
0000) known municipally as 0 Sandwich Street and for Lots 28 East Side; & Lot 28
West Side; Corner on Registered Plan 40 (PIN 012580190) (Roll #170-09700-0000)
known municipally as 3885 Sandwich Street, situated at the northeast corner of
Sandwich Street and Chappell Avenue BE CLASSIFIED as a Class 4 area pursuant to

Publication NPC-300 (MOECP Environmental Noise Guideline — Stationary and
Transportation Sources — Approval and Planning); and,

THAT the Site Plan Approval Officer BE DIRECTED to incorporate the mitigation
measures including warning clauses required for a Class 4 designation pursuant to
Publication NPC-300 identified in the Acoustical Report prepared by Baird AE (Project
No. 20-028), dated October 1, 2021, in the site plan approval and the site plan
agreement; and,

THAT the City Planner or their designate BE DIRECTED to provide a copy of the
Council Resolution approving the Class 4 area classification and a copy of any
development agreement or site plan agreement for the subject lands that incorporates

noise mitigation measures to the surrounding noise sources identified in the Acoustical
Report prepared by Baird AE (Project No. 20-028), dated October 1, 2021.

Executive Summary:
N/A

Background:
Application Information:

Location: Northeast Corner of Sandwich Street and Chappell Avenue;
3885 Sandwich Street and 0 Sandwich Street;
Roll No. 050-170-09700-0000, 050-170-09800-0000

Ward: 2 Planning District: Sandwich Zoning District Map: 4
Applicant: Tunio Development (Khurram Tunio)

Agent: Pillon Abbs Inc. (Tracey Pillon-Abbs)

Proposal:

The applicant requests a Site Specific Amendment to the City’s Official Plan (OPA) and
Site Specific Amendment to Zoning By-law 8600 (ZBA) to allow for the construction of
an eleven (11) storey Combined-Use Building (Mixed-Use) with one-hundred and fifty
(150) affordable residential units, two (2) retail units, one-hundred and fifty-six (156)
parking spaces including six (6) accessible parking spaces, eleven (11) bicycle spaces,
and two (2) loading spaces. Access will be provided via two driveways from Sandwich
Street and Chappell Avenue. Refuse bins are located within the building.

The applicant submitted the following studies:
= Planning Rational Report (PRR), by Pillon Abbs Inc. (October 15, 2021);
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= Urban Design Brief, by Baird AE (September 2, 2021)
= Acoustical Report, by Baird AE. (October 1, 2021);

= A Geotechnical Investigation, by CT Soils & Materials Engineering Inc. (May 21,
2021);

= Traffic Impact Study (TIS), by Baird AE (October 5, 2020)

= Phase 1 (April 3, 2020) and Phase 2 (January 28, 2021) Site Assessment (ESA)
by WOOD Environment & Infrastructure Solutions;

* Functional Servicing Report (FSR) for Storm and Sanitary, dated October 8th,
2020.

The revised PRR (See Appendix D) suggests designating the Site to a site specific
“‘Industrial” use to permit a combined use building with commercial on the main floor and
residential above. The Planning Department suggested that the PRR report be revised
to consider a site specific Official Plan Amendment to permit uses identified in Section
6.9.2.1 as additional permitted uses and additional policies in the Provincial Policy
Statement (PPS) should be considered with respect to Section 1.3.2.5 regarding the
conversion of Employment Lands. Pillon Abbs Inc. submitted a revised PRR dated May
25t 2022.

Based on feedback from Transportation Planning, the TIS provided by Baird AE
requires a memo clarifying information related to minor changes to the preliminary site
plan. In addition, due to the large deficiency in parking with respect to Zoning By-law
8600, a parking study is required. The Parking Justification Report was submitted on
April 22, 2022. Transportation Planning reviewed the study but found some
inaccuracies related to the interpretation of the parking requirements identified in Zoning
By-law 8600. An updated memo regarding the TIS and a revised Parking Justification
Report was submitted on May 25, 2022.

Based on the updated Parking Justification Report the deficiency in parking was
somewhat reduced by providing additional amenity space to be used by the residents.
The applicant can provide 156 parking spaces based on the current design. The
development will be deficient by 60 parking spaces based on the parking requirements
set out in Section 24 (Parking, Loading and Stacking) in Zoning By-law 8600.

Although the parking is deficient based on By-law 8600 more than one space is
provided per residential unit providing sufficient parking in the evening hours, which is
considered the peak hours when parking is required for the residential units. Whereas
the peak hours for commercial uses is typically weekends during the day. Therefore,
while residents are working or performing other daily tasks during the day on-site
parking and on street parking will be available to users of the commercial/retail space
during the day.

The Acoustical Report prepared by Baird AE. (October 1, 2021) suggests a Class 2
area designation pursuant to NPC-300 (MOECP Environmental Noise guideline —
Stationary and Transportation Sources — Approval and Planning). This is an acceptable
designation, however, Class 4 would be the preferable designation requested by the
Planning Department. The Class 4 area designation is a tool that allows a municipality
to approve a noise sensitive land use with relaxed noise limit levels in an area of
existing stationary noise sources to promote intensification.
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The Planning Department suggested that the Acoustical Report should be revised to
request a Class 4 area designation subject to the mitigation measures identified in the
study, noise levels can be mitigated to levels identified in NPC-300 for a Class 4 area. |t
should also include a recommendation for the inclusion of the appropriate warning
clause for a Class 4 area in addition to the warning clauses identified in the
assessment. One of the Recommendations of this report request that the subject lands
be classified as a Class 4 area pursuant to Publication NPC-300 (MOECP
Environmental Noise Guideline — Stationary and Transportation Sources — Approval and
Planning).

Site Information:

OFFICIAL PLAN ZONING CURRENT USE PREVIOUS USE
Commercial District
2.2 (CD2.1)
S.20(1)15
. Deve|opment Commercial
Industrial Reserve Vacant Land Residenial
Residential District
(DRD1.1)
Manufacturing
District (MD1.4)
LOT FRONTAGE LOT FRONTAGE
SANDWICH STREET | CHAPPELL AVENUE AREA SHAPE
94.31 m 82.34 m 6,694 m?2/0.67 ha
Irregular
309.42 ft 270.14 ft 83,587 sqft/1.92 ac
All measurements are provided by applicant and are approximate.

Neighbourhood Characteristics:

The surrounding land uses consist of a mix of residential, commercial, industrial, and
transportation uses. In the City of Windsor, the Detroit River is considered north.
However, in the Sandwich Town neighbourhood the Detroit River bends towards the
east and therefore the Ambassador Bridge is considered north and the Detroit River is
west. When taking into consideration the change in direction in Sandwich Town, to the
north of the subject lands low-density residential uses are located along the east side of
Sandwich Street with an Industrial use (Volmer/Fahrhall) is located on the west side of
Sandwich Street across the street from the subject lands. Low-density residential uses
are also located just east of the subject lands. A commercial use (Tim Hortons) with a
drive-through is located south of the subject lands (across from Chappell Avenue).
Other Industrial uses also exists southwest of the subject lands.
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The Essex Terminal Railway is located west and south of the Industrial uses to the
southwest of the subject lands.

The Sandwich Street Corridor extends south towards Ojibway Parkway where mostly
Industrial uses flank Sandwich Street on the east and west sides. However, residential
uses do exist east of Sandwich Street along this route. The Sandwich Street corridor
also extends north towards the Sandwich Main Street and Business Improvement Area
(BIA). Along that route both single-family and multi-family residential uses, commercial,
and industrial uses flank the east and west side of Sandwich Street.

Sandwich Street is classified as a Class Il Arterial Road on Schedule F: Roads and
Bikeways in the Official Plan. Chappell Avenue is classified as a Local Road.

Public transit is available via the Crosstown 2. The closest bus stop to the subject lands
is located on Prince Road at the southeast corner of Peter Street. This bus stop is
located approximately 450 metres from the subject lands falling outside of Transit
Windsor's 400 metre walking distance guideline to a bus stop. However, the Council
approved Transit Master Plan will introduce a new secondary route along Sandwich
Street in the area of the subject lands and will likely site a bus stop on Sandwich Street
at Chappell Avenue, thereby providing a direct service to the proposed development.

As part of the Sandwich Street Reconstruction Project new bike lanes and parking
spaces are proposed on the west and east sides of Sandwich Street between Chappell
Street and Hill Avenue.

Development & Heritage Standing Committee - June 6, 2022
Page 244 of 891 Page 6 of 26



Figure 1: Key Map
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Figure 2: Subject Parcel — Rezoning
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Figure 3: Neighborhood Map
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Discussion:

Provincial Policy Statement 2020

The Provincial Policy Statement (PPS) provides direction on matters of provincial
interest related to land use planning and development and sets the policy foundation for
regulating the development and use of land in Ontario. Relevant excerpts form the PPS
are found in Appendix E.

The review of the PPS applies to both the Official Plan Amendment and the Zoning By-
law amendment. Many of the policies identified below are also supported in the PRR.

Policy 1.1.1 of the PPS states:
‘Healthy, liveable and safe communities are sustained by:

a) promoting efficient developmentand land use patterns which sustain the financial
well-being of the Province and municipalities over the long term;

b) accommodating an appropriate range and mix of residential (including second units,
affordable housing and housing for older persons), employment (including industrial
and commercial), institutional (including places of worship, cemeteries and long-term
care homes), recreation, park and open space, and other uses to meet long-term
needs;

c) avoiding developmentand land use patterns which may cause environmental or
public health and safety concerns;

e) promoting cost-effective developmentpatterns and standards to minimize land
consumption and servicing costs;”

The construction of a combined use building represents an efficient development and
land use pattern that will have no adverse impact on the financial well-being of the City
of Windsor, land consumption, and servicing costs, and accommodates a residential
use that is lacking in the surrounding area and that is in close proximity to commercial,
employment, and institutional uses.

Policy 1.1.2 of the PPS states:

1.1.2 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......... Within settlement areas, sufficient land shall be made available
through intensification and redevelopment and, if necessary, designated
growth areas.....

The proposed combined use building with 150 residential units above commercial retail
space represents a form of intensification and redevelopment that will help the City of
Windsor meet the full range of current and future residential needs. Within this exiting
settlement area, the site will provide for residential/commercial infill in the form of a new
affordable housing choice and minor employment opportunities.

The amendments are consistent with Policy 1.1.1 and 1.1.2 of the PPS.
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Policies 1.1.3.1, 1.1.3.2 and 1.1.3.3 of the PPS state:

“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 densities and a
mix of land uses which:

a) efficiently use land and resources

b) 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;

e) support active transportation;

f) are transit-supportive, where transit is planned, exists or may be
developed

1.1.3.3 Planning authorities shall identify appropriate locations and promote
opportunities for intensification and redevelopment where this can be
accommodated taking into account existing building stock or areas, including
brownfield sites, and the availability of suitable existing or planned
infrastructure and public service facilities required to accommodate projected
needs.”

1.1.3.4 Appropriate development standards should be promoted which facilitate
intensification, redevelopment and compact form, while avoiding or mitigating
risks to public health and safety.

1.1.3.6  New development taking place in designated growth areas should occur
adjacent to the existing built-up area and should have a compact form, mix of
uses and densities that allow for the efficient use of land, infrastructure and
public service facilities.

The subject parcel is located within the settlement area. The requested amendments
promote a land use that makes efficient use of land and existing infrastructure by
permitting a mix of uses (commercial and multiple residential dwellings) on one site.
Active transportation options such as bike lanes and transit services are located or
planned adjacent to, or near, the subject lands. The subject location represents an
appropriate location for intensification and redevelopment.

The construction of the proposed combined-use building will be built with a high
standard of construction and will utilize modern building methods, which will conform to
the Ontario Building Code concerning safety and energy efficiency. Through the
development review process the building will be designed to address the Sandwich CIP
Urban Design Guidelines. There will be no risk to the public as identified in the PRR,
ESA, and TIS.

The proposed mixed-use development is located within the existing built-up well-
established Sandwich Town neighbourhood and is considered a compact built form with
commercial on the main floor and residential above. The proposed Eleven (11) storey
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building allows for an efficient use of land utilizing existing infrastructure and public
services.

The amendments are consistent with PPS Policies 1.1.3.1, 1.1.3.2, 1.1.3.3, 1.1.3.4, and
1.1.3.6.

Policy 1.3.2 Employment Areas states:

1.3.2.3  Within employmentareas planned for industrial or manufacturing uses,
planning authorities shall prohibit residential uses and prohibit or limit other
sensitive land uses that are not ancillary to the primary employmentuses in
order to maintain land use compatibility.

Employment areas planned for industrial or manufacturing uses should
include an appropriate transition to adjacent non-employment areas.

It is appropriate to recommend an OPA and ZBA to permit Multiple Dwelling Units in a
Combined Use Building as an additional permitted use within the Industrial Land Use
category for the following reasons:

» Most industrial uses within the Sandwich Town Neighbourhood are found on the
west side of Sandwich Street and Sandwich Street provides an appropriate
buffer.

» Part of the subject lands (3885 Sandwich Street, on Plan 40 (PIN 012580190) PT
Lot 28 West Side; Corner; 050-170-09700-0000) located at the corner of
Sandwich Street and Chappell Avenue was previously used for a commercial use
for many years

» Part of the subject lands (3885 Sandwich Street, on Plan 40 (PIN 012580190) PT
Lot 28 East Side; 050-170-09700-0000; and O Sandwich Street, Plan (PIN
012580193) 40S, PT Lot 27; Roll # 050-170-09800-0000) was previously used
for residential purposes including a 6-family dwelling according to our records.

» The area is in transition and the property has remained vacant for at least fifteen
(15) years where there has been no interest in redeveloping the subject lands for
Industrial uses

1.3.2.4  Planning authorities may permit conversion of lands within employment areas
to non-employment uses through a comprehensive review, only where it has
been demonstrated that the land is not required for employment purposes
over the long term and that there is a need for the conversion.

The conversion from Employment Lands is not being considered as part of a
comprehensive review, but is a privately initiated transition.

1.3.2.5 Notwithstanding policy 1.3.2.4, and until the official plan review or update in
policy 1.3.2.4 is undertaken and completed, lands within existing employment
areas may be converted to a designation that permits non-employmentuses
provided the area has not been identified as provincially significantthrough a
provincial plan exercise or as regionally significant by a regional economic
development corporation working together with affected upper and single-tier
municipalities and subject to the following:
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a) there is an identified need for the conversion and the land is not required
for employment purposes over the long term;

b) the proposed uses would not adversely affect the overall viability of the
employmentarea; and

c) existing or planned infrastructure and public service facilities are available
to accommodate the proposed uses.

Based on recent Provincial housing policies (More Homes for Everyone)

related to increasing more affordable housing supply options there is an identified need
to provide Multiple Dwelling Units in a Combined Use Building as an additional
permitted use in the existing Industrial land use category in the City's Official Plan. The
Site is not required for employment purposes over the long term for the following
reasons:

The size and location, and immediate adjacent residential and commercial uses
make the site no longer appropriate or desirable for industrial uses. This is
further supported by the fact that the subject site has remained vacant for over
fiteen (15) years and to our knowledge, there has been no interest in developing
the subject lands for an industrial use.

The site is in an area of transition where the most adjacent land uses are
residential and commercial and Sandwich Street provides a buffer from the
industrial uses along the west side of Sandwich Street.

The recommended OPA and ZBA to amend the Official Plan and Zoning By-law
8600 is consistent with the Official Plan.

Section 1.1.4 of the City's Official Plan identified the transfer of lands from the
Town of Tecumseh as being sufficient to accommodate Employment Land
growth through the 20-year planning period.

The proposed use will not adversely affect the overall viability of the employment
area because as identified the site has been vacant for over fifteen (15) years
and has not been pursued as being desirable for industrial uses based on our
records. Any new employment can occur in nearby industrial areas. The
recommended OPA and ZBA to permit a mixed used development as an
additional permitted use within Industrial Land Use category will have a minor
impact on the overall vacant Employment Land Inventory.
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» Infrastructure and public service facilities are available to accommodate the
proposed uses as identified through the required studies.

The amendments are consistent with PPS Policies 1.3.2.3; 1.3.2.4; and 1.3.2.5.

Policy 1.4 of the PPS states:

“1.4.1 To provide for an appropriate range and mix of housing types and densities
required to meet projected requirements of current and future residents of the
regional market area, planning authorities shall:

a. maintain at all times the ability to accommodate residential growth for a
minimum of 15 years through residential intensification and redevelopment
and, if necessary, lands which are designated and available for residential
development; and

b. maintain at all times where new development is to occur, land with
servicing capacity sufficient to provide at least a three-year supply of
residential units available through lands suitably zoned to facilitate
residential intensification and redevelopment, and land in draft approved
and registered plans.

1.4.3 Planning authorities shall provide for an appropriate range and mix of housing
types and densities to meet projected requirements of current and future
residents of the regional market area by:

b. permitting and facilitating:

1. all forms of housing required to meet the social, health and well-being
requirements of current and future residents, including special needs
requirements; and

2. all forms of residential intensification, including second units, and
redevelopment in accordance with policy 1.1.3.3;

c. directing the development of new housing towards locations where
appropriate levels of infrastructure and public service facilities are or will
be available to support current and projected needs;

d. promoting densities for new housing which efficiently use land, resources,
infrastructure and public service facilities, and support the use of active
transportation and transit in areas where it exists oris to be developed,”

The proposed combined use building (mixed-use) with 150 residential units above
commercial retail space represents a form of intensification and redevelopment. It will
facilitate the municipality's ability to accommodate residential growth through
intensification and redevelopment, will provide a form of housing that is appropriate in
terms of range and mix, and will meet the social, health and well being of current and
future residents. Appropriate levels of infrastructure, active transportation (walking, bike
lanes and bike parking), and transit are available or will be available and community
amenities such as community centres and parks exist along the Sandwich Main
Street/BIA and within the Sandwich Neighbourhood.
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The amendments are consistent with PPS Policy 1.4.

Policy 1.6.1 of the PPS states:

16.1 Infrastructure and public service facilities shall be provided in an efficient manner
that prepares for the impacts of a changing climate while accommodating
projected needs.

As confirmed through comments form Public Works (Engineering & ROW) combined
sanitary and storm sewers exist in the area and the development can connect to
existing municipal services. As identified previously in the report Public transit is
available via the Crosstown 2 and a secondary route along Sandwich Street in the area
of the subject lands is proposed.

The amendments are consistent with PPS Policy 1.6

Policies 1.6.6 states:

1.6.6.2 Municipal sewage services and municipal water services are the preferred
form of servicing for settlement areas to support protection of the
environment and minimize potential risks to human health and safety. Within
settlement areas with existing municipal sewage services and municipal
water services, intensification and redevelopment shall be promoted
wherever feasible to optimize the use of the services.

1.6.6.7  Planning for stormwater managementshall:

a) be integrated with planning for sewage and water services and ensure that
systems are optimized, feasible and financially viable over the long term;

b) minimize, or, where possible, prevent increases in contaminant loads;

¢) minimize erosion and changes in water balance, and prepare for the
impacts of a changing climate through the effective management of
stormwater, includingthe use of green infrastructure;

d) mitigate risks to human health, safety, property and the environment;
e) maximize the extent and function of vegetative and pervious surfaces; and

f) promote stormwater managementbest practices, including stormwater
attenuation and re-use, water conservation and efficiency, and low impact
development.
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Combined sanitary and storm sewers exist in the area and the development can
connect to existing municipal services.

A FSR has been completed identifying no negative impacts on the municipal system
and will not add to the capacity in a significant way. However, a sewer servicing study
will be required for sanitary and storm. ERCA has concerns with the potential impact of
the quantity and quality of runoff in the downstream watercourse due to the future
development of the site. A storm water management plan is required at the time of Site
Plan Control. The proposed development is an efficient use of existing infrastructure in
an already built-up area of the city. These studies will also help address PPS 2.2.1
related to water quantity and quality.

An ESA was also completed to mitigate any risk to health and safety.

The amendments are consistent with PPS Policy 1.6.6 and 2.2.1

Policies 1.6.7 states:

1.6.7.1 Transportation systems should be provided which are safe, energy efficient,
facilitate the movement of people and goods, and are appropriate to address
projected needs.

1.6.7.2 Efficient use should be made of existing and planned infrastructure, including
through the use of transportation demand management strategies, where
feasible.

1.6.7.4 A land use pattern, density and mix of uses should be promoted that minimize
the length and number of vehicle trips and support current and future use of
transit and active transportation.

A TIS was provided by Baird AE and based on Transportation Planning’s review
requires a memo clarifying information related to minor changes to the preliminary site
plan. In addition, due to the large deficiency in parking with respect to Zoning By-law
8600 a parking justification report was required. The Parking Justification Report was
submitted on April 22, 2022. Transportation Planning reviewed the study but found
some inaccuracies related to the interpretation of the parking requirements identified in
Zoning By-law 8600. An updated memo regarding the TIS and a revised Parking
Justification Report was submitted on May 25, 2022.

The subject property is adjacent Sandwich Street (Class Il Arterial in the Official Plan)
and Chappell Avenue (local Road). There is sufficient width to accommodate the
proposed development and no conveyance will be required.

The proposed development provides a good infill opportunity in an existing built-up area
of the City and is an efficient use of the existing transportation network and provides the
opportunity for additional ridership on the existing transit network. Active transportation
options are proposed through the siting of sidewalks and bike lanes as part of a future
Sandwich Street Road reconstruction project.

The amendments are consistent with PPS Policy 1.6.7.1, 1.6.7.2, and 1.6.7 4.
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The proposed development can be appropriately designed and buffered via the
implementation of the mitigation measures identified in the Acoustical Study and will not
impact the long-term operation and economic role of the rail facilities. The rail corridor
is within 300 metres from the proposed development. The amendments are consistent
with PPS Policy 1.6.9.1.

Policies 3.0 states:

Development shall be directed away from areas of natural or human-made hazards
where there is an unacceptable risk to public health or safety or of property damage,
and not create new or aggravate existing hazards.

An Acoustical Report with mitigation measures and ESA have been completed
identifying no natural or human-made hazards. However, the municipality will request a
Class 4 area pursuant to Publication NPC-300 (MOECP Environmental Noise Guideline
— Stationary and Transportation Sources — Approval and Planning) to ensure that
existing Industrial uses existing and future facility needs are not impacted by the
proposed mixed-use development (residential/commercial).

The amendments are consistent with PPS Policy 3.0
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Official Plan:

Relevant excerpts from the Official Plan are attached as Appendix F.

The subject property is located within the Sandwich Planning District, is designated
Industrial on Schedule D: Land Use of the City of Windsor Official Plan, and is located
within 300 metres of a Rail Corridor. We have circulated the Essex Terminal Railway.
The Lou Romano Pollution Control Plant is over 500 metres away. Nevertheless, we
have also circulated the Manager of the Lou Romano Pollution Control Plant.

Permitted uses in the Industrial designation include large physical sized facilities,
outdoor storage of materials/products, multi-modal transportation facilities and service
and repair facilities. Ancillary uses included open space, convenience stores and
restaurants that serve employees in the industrial area, adult entertainment parlours,
motor vehicle sales, club, athletic, and sports facilities, whole sale store, the sale of
goods produced by an industrial use, and accessory to retail sale of building supplies
and materials, home improvement products, and nursery products.

Notwithstanding the uses permitted in the Industrial designation (Section 6.4.3.1
Industrial Policies), the applicant is requesting a Site Specific Amendment to the City's
Official Plan (OPA) to permit “mixed-use” as an additional permitted use within the
Industrial designation.

Permitted uses in the Mixed Use designation include retail and service commercial
establishments, offices, cultural, recreation and entertainment uses, and institutional,
open space and residential uses, exclusive of small scale Low Profile residential
development (Section 6.9.2.1). The proposed development is a combined-use building
with retail commercial on the ground floor and residential uses above and is not defined
as a small scale low profile residential development.

Section 3.2-Growth Concept inthe City’s Official Plan states that: “Mixed use
developments will be encouraged with strong pedestrian orientations and to support
public transit. This concept will enable Windsor to continue its growth and foster a
vibrant economy, while ensuring a safe, caring and diverse community and a
sustainable, healthy environment.” The mixed use proposal with residential above
ground floor commercial/retail space is pedestrian oriented and transit supported where
bike lanes are proposed and supports the following Official Plan policies:

= Neighbourhood Housing Variety (3.2.1.2) --the proposal encourages a range of
housing types where people will have an opportunity to live in their
neighbourhoods as they pass through various stages of their lives;

= Distinctive Neighbourhood Character (3.2.1.3) --Newly developing areas will be
planned to foster their own unique neighbourhood identities with a mixture of
homes, amenities and services. The subject lands is in an area of transition and
the proposal provides an opportunity for limited commercial with residential uses
above that will be compatible with the Sandwich Town neighbouhood;

= Transportation System (3.2.3.1) — the intent is to construct a mixed use
development with an affordable housing choice with the target market aimed at
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commuters working in Michigan and living in Windsor, as well as students
attending the University of Windsor. This development helps Windsor achieve
this goal of a more sustainable transportation system where businesses and
services can be closer to home and all modes of transportation can play a more
balanced role by providing opportunities for walking, cycling and transit.

The proposed development helps Council achieve the following land use goals because
the proposal provides for an affordable residential infill opportunity on land that is in
transition and has sat vacant for over fifteen (15) years and pedestrian oriented:

6.1.1 Safe, caring and diverse neighbourhoods
6.1.3 Housing suited to the needs of Windsor’s residents.

6.1.10 Pedestrian oriented clusters of residential, commercial, employment and
institutional uses.

In keeping with the Section 6.2.1.2-General Policies in the Official Plan the proposed
mixed-us development is considered a High Profile development which is eleven (11)
stories in height.

The PRR highlights how the proposed site specific OPA for the ‘mixed use’ proposal is
in keeping with the Section 6.4 —Employment in the Official plan and is compatible in
within this “Industrial” designation, which is also adjacent to other commercial and
residential uses.  The commercial uses located on the first floor will provide some
employment opportunities and services to the surrounding industrial and residential
uses. Infrastructure and public services are available to accommodate the proposed
uses. The site is within an area of transition and has sat vacant for more than fifteen
(15) years, where no industrial uses have been proposed for this site on record. The
proposed development also satisfied the following objectives:

Section 6.4.1.3-Compatible Development—the expansion of commercial on the ground
floor is compatible with the Tim Horton commercial use to the south and can provide
services to the residential uses to the east and north, as well as provide services to the
industrial uses to the west.

Section 6.4.1.4—Range of Uses—the commercial/retail will provide local convenience
to the area.

Section 6.4.1.6—Accessible—the proposed development provided convenient access
to all modes of transportation uses such as automobile (provides parking), bicycle (bike
parking and bike lanes), pedestrians (sidewalks) and is in close proximity to existing and
future transit services.

Section 6.4.1.8—Infrastructure—the site has full access to municipal services

The existing designation is “Industrial” the applicant is requesting a Site Specific
Amendment to the Official Plan to include “Mixed-Use” as an additional permitted use.
As identified in PRR the proposal is consistent with the following Mixed Use policies
identified in Section 6.9 of the City’s Official Plan:
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Section 6.9.1.1—Multi-Functional Area—the proposal will provide residential and
commercial uses and help service the proposed and existing residential and industrial
uses in the area.

Section 6.9.1.2—Compact Form—the proposal will provide mixed use and compact
given the size of the site.

Section 6.9.2.1—Permitted Uses—the proposal will provide commercial with residential
uses on the site.

Section 6.9.2.3 states that mixed use development shall be located where there is
access to a Class Il Arterial Road or a Class | Collector Road, full municipal services
can be provided, public transportation can be provided and the surrounding
development pattern is compatible with the proposed development.

The parcel is located at the intersection of a Class Il Arterial Road (Sandwich Street)
and a Local Road (Chappell Avenue). Full municipal services are available and matters
such as storm and sanitary sewer capacity will be further reviewed during site plan
control. The site is adjacent to three bus routes and additional bus routes are located
with 500 m. The parcel is located at the corner of one major road (the Sandwich Street
Corridor) and is large enough to accommodate the proposed development in a manner
that is compatible with the surrounding development pattern.

Public transit is available via the Crosstown 2. The closest bus stop to the subject lands
is located on Prince Road at the southeast corner of Peter Street and is within 500
metres from the subject lands. However, according to comments provided by Transit
Windsor the Council approved Transit Master Plan will introduce a new secondary route
along Sandwich Street in the area of the subject lands and will likely site a bus stop on
Sandwich Street at Chappell Avenue, thereby providing a direct service to the proposed
development. As part of the Sandwich Street Reconstruction Project new bike lanes
are proposed on the west and east sides of Sandwich Street between Chappell Street
and Hill Avenue. The UDB and preliminary Site Plan illustrates the location and siting of
the building.

Section 6.9.2.4 lists criteria to be used in evaluating a mixed use development. The
Acoustical Report and PRR submitted by the applicant conclude that with appropriate
mitigation measures and the requested Official Plan Amendment, the proposed
development is feasible despite being close to road and rail noise sources and a
number of stationary noise sources. The subject lands are located within the 300
metre buffer area as identified in Section 7.2.8.8 (a)-Development Adjacent to a
Corridor. However, the subject lands are beyond the 75 metre buffer area identified for
development adjacent a Rail Corridor in Section 7.2.8.8 (b) of the Official Plan.

In addition, the criteria identified in Section 6.9.2.4 is feasible for the following reasons:

» Full municipal services can be provided. A functional FSR for storm and sanitary
was provided by Baird/AE and because of the potential impact of the quality and
quantity of run-off a Storm Water Management Plan will be required at the time of
Site Plan Control.
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» The applicant submitted a Traffic Impact Study (TIS). Based on Transportation
Planning’s review a memo clarifying information related to minor changes to the
preliminary site plan is required. In addition, due to the large deficiency in parking
with respect to Zoning By-law 8600 a parking study was required. The Parking
Justification Report was submitted on April 22, 2022. Transportation Planning
reviewed the study but found some inaccuracies related to the interpretation of
the parking requirements identified in Zoning By-law 8600. An updated memo
regarding the TIS and a revised Parking Justification Report was submitted on
May 25, 2022.

» The siting of the building located at the corner of Sandwich Street and Chappell
Avenue provides pedestrian access and is pedestrian oriented. The UDB
provides renderings highlighting the pedestrian oriented entrances and ground
floor of the building. Through the Site Plan Control process, further attention will
be given to the importance of pedestrian oriented entranceways to the building
and site.

= Although the proposal is significantly taller than adjacent buildings, there are
other tall or higher profile buildings in the Sandwich Neighbourhood and the
building has been sited/oriented along the Sandwich Street corridor and setback
from lower profile residential development. The UDB provides renderings that
use materials (i.e. brick, steel, glass,) and colours found within the Sandwich
Neighbourhood. Through the Site Plan Control process, the proposal will be
further refined to be compatible with the neighbourhood and address the
Sandwich Community Improvement Plan (CIP) Urban Design Guidelines.

Section 6.9.2.5 lists guidelines when evaluating a proposed design. The proposal will be
further be evaluated through the Site Plan Control process to determine how the
proposal addresses Section 8, Urban Design of the City's Official Plan and how the
mass, scale, orientation, form, and siting of the development achieves a compact urban
form and a pedestrian friendly environment. The UDB and number of residential units
(150) with commercial units provides evidence of a compact urban form and pedestrian
friendly environment.

Section 7.2.8.8 (a) requires the completion of a noise study for new development within
300 metres of a rail corridor. The noise study shall identify and recommend appropriate
mitigation measures, if needed. Section 7.2.8.8 (b) requires the completion of a
vibration study for new development within 75 metres of a rail corridor. The vibration
study shall identify and recommend appropriate mitigation measures, if needed. The
proposal is within 300 metres of the Essex Terminal Railway rail corridor. However, not
within 75 metres of the rail corridor.

The matter of noise and vibration were discussed under PPS Policy 1.6.9.1. The
Acoustical Report satisfies Section 7.2.8.8 (a) and Section7.2.8.8 (b).

The PRR states that an Acoustical Report was prepared for the Site to address
sensitive land uses (rail, road, and noise from nearby industrial uses) and
recommendations were made in the report to provide mitigation measures such as
warning clauses, and minimum sound transmission class (STC) for windows, doors, and

walls leading to sensitive living areas. The Planning Department concurs with the
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mitigation measures identified in the Acoustical Report and PRR. However, the
municipality will also requests a Class 4 area designation pursuant to Publication NPC-
300 (MOECP Environmental Noise Guideline — Stationary and Transportation Sources
— Approval and Planning) to ensure that existing Industrial uses existing and future
facility needs are not impacted by the proposed mixed-use development
(residential/commercial)

As previously stated, the applicant submitted an UDB with renderings that use materials
(i.e. brick, steel, glass,) and colours found within the Sandwich Neighbourhood.
Through the Site Plan Control process, the proposal will be further refined to be
compatible with the neighbourhood, address the Sandwich CIP Urban Design
Guidelines, and Section 8-Urban Design of the City’s Official Plan.

When Official Plan Amendment 152 is approved, the requested zoning amendment will
conform to the Zoning By-law Amendment Policies identified in Section 11.6.3.1—
Amendment Must Conform and 11.6.3.3—Evaluation Criteria, of the Official Plan and
conform to the general direction of the Official Plan.

Zoning By-Law:

Relevant excerpts from Zoning By-law 8600 are attached as Appendix G.
The applicant requested the following amendments:

= From Manufacturing District 1.4 (MD1.4) to Commercial District 2.1 (CD2.1)
zoning category for the property municipal known as 0 Sandwich Street;

= From a Development Reserve Residential District 1.1 (DRD 1.1) to Commercial
District 2.1 (CD2.1) zoning category for Lot 28 East Side on Registered Plan 40
(PIN 012580190) known municipally as 3885 Sandwich Street situated north of
the northeast corner of Sandwich Street; and

= A Site Specific Amendments to the Commercial District 2.1 (CD2.1) zoning
category for all subject lands concerning a decrease in the minimum parking
spaces required from 216 spaces to 156 spaces.

» A Site Specific Amendment resulting in an increase in the maximum building
height from 14.0 metres to a total of 37 metres.

Regarding the Building Height there are some concerns based on renderings and the
UDB related to the height of the ground floor based on the height of the residential
storeys. Typically, the ground floor commercial storey is taller then residential storeys
to give the building a sense of presence and to provide for a more pedestrian
environment. This detail can be worked out through the Site Plan Control process.

The mitigation measures identified in the Noise Study and the various requirements of
municipal departments and external agencies will be implemented and/or incorporated
through the site plan review process.

Risk Analysis:

N/A
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Climate Change Risks

Climate Change Mitigation:

The redevelopment of the subject site contributes to the revitalization of the Sandwich
Town Neighbourhood. The new development is compact and provides multifamily
residential units, promotes walking and other alternative modes of transportation,
thereby contributing to a complete community. The construction of the new building will
utilize modern building methods, which will conform to the Ontario Building Code
concerning safety and energy efficiency.

Utilizing an existing site in a built-up area of the City also promotes efficiency on the
existing infrastructure network by not promoting development on greenfield land.

Climate Change Adaptation:

As temperatures increase and when considering the Urban Heat Island effect for the
City of Windsor, the property does not appear to be located within a Heat Vulnerability
area. However, the rehabilitation of the existing site and construction of the new building
will utilize modern building methods, which will conform to the Ontario Building Code
concerning energy efficiency.

Financial Matters:

Once the development is complete and the subject property reassessed the
development will increase the tax assessment on the property. The applicant has also
applied for grants through the Sandwich CIP. This Report will be sent to the Committee
and Council on a future agenda.

Consultations:

Comments received from municipal departments and external agencies are attached as
Appendix H Existing and Surrounding Photos are attached as Appendix A. The
Planning Department noted some minor gaps in the Planning Rational Report (PRR)
submitted November 30t, 2002, as a result of changes to the Preliminary Site Plan.
Pillon Abbs Inc. submitted a revised PRR dated on May 25", 2022 that satisfies the
requirements of the Planning Department.

BairdAE and Transportation Planning have discussed providing a memo to clarify
information in the Traffic Impact Study (TIS) and a revised Parking Justification Report
(PJR) will be submitted for review by municipal staff. An updated memo regarding the
TIS and a revised Parking Justification Report was submitted on May 25%". 2022.
Measures identified in the TIS will be considered during Site Plan Review.

The various requirements of municipal departments and external agencies will be
considered and/or incorporated during the Site Plan Review.

On behalf of the owners, Tunio Development, Pillon Abbs Inc. hosted a virtual Public
Open House held on Thursday December 16", 2021, from 6:00PM to 7:00PM. This
public open house was held in addition to the statutory public meeting required under
the Ontario Planning Act. Surrounding landowners, which included owners of
industrial, commercial, and residential uses, were sent the public notice via Canada
Post. The Sandwich Town BIA and Ward Councillor were also sent the notice of the
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virtual Public Open House. A total of 50 properties were provided notice, which
represents 120 m radius of the Site.

In addition to City of Windsor Staff, Ward 1 Councillor, Planning Consultant, BIA
Representative, Developer, and Architect a total of one (1) person from the public
attended. The open house provided members of the public with opportunities to review
and comment on the proposed development. Overall, the proposed development was
supported. The following topics were discussed:

Fencing- there is existing fencing along the residential properties that front onto Peter
Street. The owner of the adjacent property would like it to remain due to
concerns from vandalism that occurred in the past. Through the Site Plan
Control process the developer will work with the City on the final deign, style,
and material used for new fencing.

Garbage-concerns regarding garbage being left on the subject property. Through the
Site Plan Control process, the location for garbage enclosures will be provided
on site.

Commercial Uses—The BIA enquired about the size of commercial and residential
space and their willingness to help the developer identify commercial uses.
The BIA suggested a grocery store as a use for the commercial space. The
staff Planner will review the CD2.1 zoning to limit commercial uses that may
negatively impact the BIA area and Sandwich Town Main Street.

Road Improvements—The developer discussed future road improvements, bike lanes
and parking spaces being included on the concept plan.

Public Notice: The Statutory notice was advertised in the Windsor Star (a local daily
newspaper) on Friday, May 13th, 2022. A courtesy notice was mailed to property
owners and residents within 120m of the subject lands.

Planner’s Opinion:

The Planning Act requires that a decision of Council in respect of the exercise of any
authority that affects a planning matter, “shall be consistent with” Provincial Policy
Statement 2020. The requested official plan and zoning amendments have been
evaluated for consistency with the Provincial Policy Statement 2020 and conformity with
the policies of the City of Windsor Official Plan.

Based on the information presented in this report, it is my opinion that the requested
amendment to the City of Windsor Official Plan, to permit uses permitted under Section
6.9.2.1 as additional permitted uses such as retail, service commercial, offices, cultural,
recreation and entertainment uses, and institutional, open space and residential uses,
exclusive of small scale Low Profile residential development, within 300 m of a rail yard,
is consistent with the PPS 2020 and is in conformity with the City of Windsor Official
Plan when the mitigation measures identified in the Acoustical Report are implemented
during site plan review.

The requested amendment to Zoning By-law 8600 is consistent with PPS 2020 and will
be in conformity with the City of Windsor Official Plan when OPA 152 is approved.
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A Multiple Dwelling and Dwelling Units in a Combined Use Building is compatible with
existing and permitted uses on the subject parcel and with the surrounding
neighbourhood. The mitigation measures identified in the Acoustical Report shall be
implemented during the site plan review process.

Conclusion:

It is recommended that Official Plan Amendment 152 adding a site specific policy to the
City of Windsor Official Plan and that an amendment to Zoning By-law 8600 changing
the zoning of the subject lands from MD1.4, DRD1.1, and CD2.1, to CD2.1 with site
specific provisions to allow the construction of a Combined Use Building, be approved.

Planning Act Matters:

Kevin Alexander, MCIP, RPP

Senior Planner — Special Projects

| concur with the above comments and opinion of the Registered Professional Planner.

Neil Robertson, MCIP, RPP Thom Hunt, MCIP, RPP

Manager of Urban Design City Planner

| am not a registered Planner and have reviewed as a Corporate Team Leader
JP SAH

Approvals:

Name Title

Neil Robertson Manager of Urban Design / Deputy City Planner

Thom Hunt City Planner / Executive Director, Planning &
Development Services

Dana Paladino Acting, Commissioner, Legal & Legislative Services

Jelena Payne Commissioner, Economic Development & Innovation

Shelby Askin Hager Chief Administrative Officer (A)
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Notifications:

Name

Address Email

Denis Demoulin

dumoulindenis1@gmail.com

Tunio Development

Khurramtunio@yahoo.com

Pillon Abbs Inc. tpillonabbs@gmail.com
Adam Meloche AMeloche@bairdae.ca
BAIRD/AE

Shurjeel Tunio stunio@bairdae.ca
BAIRD/AE

Thomas Coke, Coordinator,
Sandwich Town BIA

tc 35@hotmail.com

Mary Ann Cuderman, Chair,
Sandwich Town BIA

macuderman@hotmail.com

Councillor Costante

fcostante@citywindsor.ca

Property owners and residents within 120 m of the subject lands
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Appendix B - Preliminary Site Plan

Appendix C - 3D Renderings
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Appendix H - Results of Department and Agencies Circulation
Appendix | - Draft By-Law Amendment
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APPENDIX ‘A’

EXISTING & SURROUNDING LAND USES

Subject Lands: Looking East at 3885 and 0 SANDWICH STREET

Subject Lands: Looking North along Chappell Avenue
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APPENDIX ‘A’

EXISTING & SURROUNDING LAND USES

SURROUNDING USES: Looking North

SURROUNDING USES: Residential uses Looking Southeast
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APPENDIX ‘A’

EXISTING & SURROUNDING LAND USES

SURROUNDING USE: Commercial use Looking South

SURROUNDING USE: Looking West
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APPENDIX ‘A’

EXISTING & SURROUNDING LAND USES

SURROUNDING USE: Looking Northwest
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APPENDIX 'B'
PRELIMINARY SITE PLAN
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APPENDIX 'D'
PLANNING RATIONALE REPORT

PLANNING RATIONALE REPORT

OFFICIAL PLAN AND ZONING BY-LAW AMENDMENT
PROPOSED MIXED-USE DEVELOPMENT

0 and 3885 Sandwich Street
City of Windsor, Ontario

May 25, 2022
AS REVISED

Prepared by:

Tracey Pillon-Abbs, RPP
Principal Planner
23669 Prince Albert Road
Chatham, ON N7M 5J7
226-340-1232
tpillonabbs@gmail.com
www.tpillonabbs.ca
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1.0 INTRODUCTION

| have been retained by the owner/applicant, Khurram Tunio (Tunio Development Inc.), to provide
a land use Planning Rationale Report (PRR) in support of a proposed mixed-use development
located at 0 Sandwich Street and 3885 Sandwich Street (herein the “Site”) in the City of Windsor,
Ontario.

The purpose of this report is to review the relevant land use documents, including Provincial Policy
Statement (PPS) 2020, the City of Windsor Official Plan (OP) and the City of Windsor Zoning By-
law (ZBL).

The Site is currently vacant and is in an area of transition whereby fewer industrial activities are
occurring, which is creating an attractive area for a small commercial node with residential uses.

It is proposed to use the Site for mixed use with commercial on the main floor and residential
above.

The proposed commercial will provide for employment opportunities.

The residential uses will offer a new housing choice in the area, which will be constructed to be
affordable with a target market for international commuters working in Michigan and living in
Windsor as well as students attending the University of Windsor.

It is proposed to construct an eleven (11) storey combined use building with one-hundred and fifty
(150) affordable residential units above in the tenure form of rentals and condominiums. The total
commercial space proposed is 622.17 m2. Parking for 156 spaces is proposed to be located on-
site to serve both the commercial and residential uses. The development is expected to be
completed in 2022.

The proposal adheres to the design direction of the Old Sandwich Town Community Improvement
Plan (CIP).

A site specific Official Plan Amendment (OPA) and site specific Zoning By-law Amendment (ZBA)
is required in support of the proposed development.

Exemption from the provisions of Interim Control By-law 103/2020 is also requested.

Once the OPA and ZBA have been approved, the applicant will proceed with a Site Plan Control
(SPC) Application and a Plan of Condominium Application.

Pre-submission was completed by the applicant (City File #PS-031/20) in addition to a meeting
with City Administration on March 23, 2021. Comments were received and have been
incorporated into this PRR.

This PRR will show that the proposed development is suitable intensification of affordable
residential with commercial use, is consistent with the PPS, conforms to the intent and purpose
of the City of Windsor OP and represents good planning.

0 & 3885 Sandwich Street, Windsor, Ontario 3
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2.0 SITE AND SURROUNDING LAND USES

2.1 Legal Description and Ownership

The Site is owned by Khurram Tunio (Tunio Development Inc.) and made up of two (2) parcels
located on a corner, on the north side of Chappell Avenue and the east side of Sandwich Street
(see Figures 1a — Site Location, Street View 1a — Sandwich Street and Street View 1b — Chappell

Street).
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Figure 1a — Site Location

Street View 1a — Sandwich Street

0 & 3885 Sandwich Street, Windsor, Ontario
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Street View 1b — Chappell Street

The 2 properties are legally described as Plan 40 PT Lot 28 East Side; & Pt Lot 28 West Side;
Corner (ARN 050-170-09700-0000).

The Site located at 3885 Sandwich Street was first developed in approximately 1903 for use as a
hotel and restaurant. The building was used as a restaurant, tavern, and hotel for the entirety of
its 103-year lifespan, suffering one major fire in 1977 and another major fire in 2006. The building
was demolished in 2006.

A residential house was identified at 0 Sandwich Street since (at least) 1924; the house was
demolished by 1987.

2.2 Physical Features of the Site

2.2.1 Size and Site Dimension

The Site consists of a total area of approximately 6,694 m2 with 82.34 m of frontage on the north
side of Chappell Avenue and a depth of 94.31 m on east side of Sandwich Street.

The Site is an irregularly shaped corner lot.

2.2.2 Existing Structures

The Site is currently vacant. There is an electric sign on the Site, which will be removed.

0 & 3885 Sandwich Street, Windsor, Ontario 5
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2.2.3 Vegetation and Soil

There are no mature trees on the Site other than some existing hedgerows along the fence line.
Soil type is Burford Loam (Bg).

2.2.4 Topography

The Site is level and is outside the regulated area of the Essex Region Conservation Authority
(ERCA).

2.2.5 Other Physical Features

The property currently has three driveways, sidewalks and a parking area left from the previous
uses. Abutting land uses are buffered with existing fencing.

2.2.6 Municipal Services

The property has access to municipal water, storm and sanitary services.

Streetlights are located on the east side of Sandwich Street and the south side of Chappell
Avenue.

There are existing on-street parking spaces on Chappell Street.

The City of Windsor is proposing new bike lanes and parking spaces on the west side of Sandwich
Street between Chappell Street and Hill Avenue as part of the Sandwich Street Reconstruction
Project (see Figure 1b — Proposed Improvements).

Figure 1b — Proposed Improvements

0 & 3885 Sandwich Street, Windsor, Ontario 6
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Sandwich Street is a two-lane urban north-south arterial roadway with posted speed limit of 50
km/h at the close proximity to the development. The road turns into Ojibway parkway 500m west
of the development with a speed limit of 70km/h.

Chappell Street is an east-west two lane local roadway extending from Peter Street to Russell
Street. It has a posted 50 km/h speed limit, with on-street parking permitted on both sides. Itis
stop controlled on its approach to the intersection with Sandwich Street.

The Site is in close proximity to major roadways, including Highway 3 to the northeast and
Highway 401 to the south.

The Site has access to transit with the closest bus stop on Prince Road at Peter Street (Route 2).

The Site is located approximately 600 m from the Lou Romano Water Reclamation Plant.

2.2.7 Nearby Amenities

There are several schools nearby, including General Brock Public School and Marlborough Public
School.

There are many parks and recreation opportunities in close proximity to the Site, including Mic
Mac Park, Novelletto Rosati Sports and Recreation Complex and Black Oak Heritage Park.

There is nearby shopping in the form of plazas and malls as well as employment, places of
worship and local/regional amenities.

0 & 3885 Sandwich Street, Windsor, Ontario 7

Development & Heritage Standing Committee - June 6, 2022
Page 285 of 891



2.3 Surrounding Land Uses

Overall, the Site is located within an existing mixed-use area.

North — The lands directly north of the Site are used for low density residential (see Photo 1 -
North). Those dwellings are located along Sandwich Street.

Photo 1 - North

South — The lands directly south of the Site are used for low density residential (see Photo 2a
and 2b - South). Those dwellings are located along Chappell Avenue. Tim Hortons is located to
the west, at the corner.

Photo 2a - South
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Photo 2b - South

East — The lands east of the Site are used for low density residential (see Photo 3 - East). Those
dwellings back onto the Site and are located on Peter Street.

Photo 3 - East

0 & 3885 Sandwich Street, Windsor, Ontario 9

Development & Heritage Standing Committee - June 6, 2022
Page 287 of 891



West — The lands west of the Site are used for commercia/industrial (see Photo 4 - West). Those
properties are located along Sandwich Street and across from the Site.

Photo 4 - West
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3.0 DEVELOPMENT PROPOSAL

3.1 Proposal

The applicant proposes to develop the Site for mixed-use purposes.

The Site is in an area of transition whereby fewer industrial activities are occurring in the area,
which is creating an attractive area for a small commercial node with residential uses.

Through the use of materials that play homage to the sandwich heritage conservation district, the
proposal aims to build the link between the southern gateway and the established commercial
core. Attention was given to the residential and commercial entrances to establish a pedestrian
scale through architectural features and landscape interventions.

The intent is to construct a combined use building with commercial on the main floor and
residential above. The proposed commercial will provide for employment opportunities.

The proposed residential use will provide an affordable housing choice with a target market for
international commuters working in Michigan and living in Windsor as well as students attending
the University of Windsor.
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A Concept Plan has been prepared by BairdAE architect and engineering, dated May 25, 2022
(see Figure 2a — Concept Plan).

Figure 2a — Concept Plan

The proposed building will provide for 150 residential units with 70 single bedroom units and 80
double bedroom units on floors 2 to 11. There will be 15 units located on each floor. Unit sizes
will range from 54.16 m2 to 98.1 m2.

Two retail spaces are provided for a total area of 622.17 m2. One space is proposed to be 352.75
m2, and the second is proposed to be 269.42 m2.

The total building area is proposed to be 1,622 m2 which will result in a proposed lot coverage of
24.23%. The proposed total net density is 224.21 units/ha. The proposed setback from Sandwich
Street is 4.30 m and from Chappell Avenue is 1.52 m.
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The building will be 11 storeys and 37 m in height and will face Sandwich Street (see Figure 2b —
Elevation).

Figure 2b - Elevation

Entrances to the residential units will be from the east and west of the proposed building into a
common hallway.

Both commercial spaces will have pedestrian entrances from the lobby in addition to access from
Chappell Ave and the east side of the building and will be visible from the street level.

The lobby space, centralized mail, elevator, garbage room and the mechanical room will be
located on the main floor.

Amenity space for the residential dwellings includes outdoor seating and a 1,294 m2 main floor
common area. Private balconies will also be provided.

The Site will be landscaped with key features such as trees along the side of the building and
buffering around the parking area.

A total of 3 loading spaces are proposed to be located on the southeast corner of the proposed
building.

Two new accesses will be provided to the Site. The first access is located about 95 m north of
the intersection of Sandwich Street West and Chappell Avenue and the second access is located
64m east of the intersection. The Chappell Avenue access will be 7.08 m wide and the Sandwich
Street access will be 7 m wide.
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Parking will be provided on-site, back from the street, with a total of 156 spaces to serve both the
commercial and residential uses.

A total of 15 % of the parking spaces will be marked for visitor parking.

A total of 11 bicycle spaces are provided along the northeast corner of the proposed building.

3.2 Public Consultation Strategy

The Planning Act requires that the applicant submit a proposed strategy for public consultation
with respect to an application as part of the complete application requirements.

As part of a public consultation strategy, the applicant proposes a virtual open house in addition
to the required public meeting.

A summary of the open house has been provided as an addendum to this PRR.
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4.0 PROPOSED APPLICATION & AMENDMENT

The proposed development requires an application for Official Plan Amendment (OPA) and an
application for Zoning By-law Amendment (ZBA). The following explains the amendment and
application.

4.1 Official Plan Amendment

A site specific Official Plan Amendment (OPA) is required in support of the proposed mixed-use
development.

The OPA will change the land use designation from “Industrial” to site specific “Mixed Use” which
is located on Schedule D: Land Use to permit a combined use building.

The OPA is detailed, and the justification is set out in Section 5.1.2 of this PRR.

4.2 Zoning By-Law Amendment

A site specific Zoning By-law Amendment (ZBA) is required in support of the proposed mixed-use
development.

The zoning for the Site is proposed to be changed from Commercial District 2.1 (CD2.1),
Manufacturing District 1.4 (MD1.4) and Development Reserve District 1.1 (DRD1.1) category to
a site specific Commercial District 2.1 (CD2.1 - S.20(1)(XXX)) category as shown on Map 4 of the
City of Windsor Zoning By-law (ZBL) to permit a combined use building.

Relief is also requested for certain provisions set out in the CD2.1 zone.

The ZBA is detailed, and the justification is set out in Section 5.1.3 of this PRR.

4.3 Other Application

Exemption from the provisions of Interim Control By-law 103/2020 is also requested.

Once the OPA and ZBA have been approved, the applicant will proceed with a Site Plan Control
(SPC) Application which will set out the lighting, buffering, landscaping, signage, etc. The
proposed development will be subject to a Development Agreement, which will include any
required fees or securities if required.

An application for Plan of Condominium will be applied for after SPC approval in order to have
rented and owned units. A building permit will be the final application.
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4.4 Supporting Studies

The following supporting studies have been prepared to support the applications.

4.4.1 Urban Design

An Urban Design Brief (UDB) was prepared by BairdAE architecture and engineering, dated May
27, 2021.

The UDB is a tool to address policies set out in the OP and reinforce the ZBA through
recommendations and include both 0 and 3885 Sandwich Street.

The UDB included an illustration of the building fagade, building form and landscaping area.

It was concluded that;

e The proposal adheres to the design direction of Old Sandwich Town CIP and the OP.

e The proposal addressed site design and orientation, built form, public realm, landscape
design, and architectural design and will be of high quality to meet the City of Windsor
Standards.

e This project will be a missing link for Sandwich Town, linking and marking the arrival and
exit of the neighbourhood.

A revised report was prepared, dated September 2, 2021, to address additional illustrations.
Recommendations have been made, including scale, landscape features, setbacks, building
orientation, design and the inclusion of retail.

4.4.2 Environmental Site Assessment

A Phase One Environmental Site Assessment (ESA) was completed by Wood Environment &
Infrastructure Solutions, dated April 3, 2020.

The report evaluated known and possible environmental issues for properties located at 0 and
3885 Sandwich Street. The Phase One Assessment includes the 2 parcels of land.

Only 1 parcel, 3885 Sandwich Street, requires a Record of Site Condition (RSC) filing due to the
change in use from its former commercial use to proposed residential use.

Based on the report, areas of potential environmental concern (APECs) were identified on 3885
Sandwich Street resulting from potentially contaminating activities (PCAs) associated with the
possible infilling on the property with fill of unknown quality, the historic fire, and the various off-
site current and historic industrial operations.

The report recommended that a Phase Two ESA on 3885 Sandwich Street is required to address
these APECs and support an RSC filing.

The Phase Two ESA was completed on January 28, 2021.
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Ontario Ministry of The Environment (MOE) has provided written acknowledgement that Record
of Site Condition #228986 has been filed.
4.4.3 Noise and Vibration

An Acoustical Report was prepared by BairdAE architecture and engineering, dated June 21,
2021.

The study area included both 0 and 3885 Sandwich Street.

The study was based on an initial investigation; the primary noise affecting the development is
from nearby industries as it pertains to rail noise and roadway traffic noise. The air traffic noise
was not considered, as the development is located outside the zone of influence of local airports.

The report concluded that mitigation measures are required to bring residential units within the
development into compliance with MOECC criteria. With the inclusion of these measures,
MOECC noise criteria will be satisfied.

Recommendations included the following:

+ The dwellings shall include warning clauses.
+ All windows leading to sensitive living areas are to have a minimum sound transmission

class (STC).

» All doors leading to sensitive living areas are to have a minimum sound transmission class
(STC).

+ All walls leading to sensitive living areas are to have a minimum sound transmission class
(STC).

» Acoustic privacy between units in a multi-tenant building, the inter-unit wall, should meet
or exceed STC-50. Wall separation between noisy spaces, such as refuse chutes or
elevator shafts, and suites should meet or exceed STC-55.

* Warning clause for all units "Purchasers/tenants are advised that due to close proximity
of the adjacent industries, noise from said industries may at times be audible.”

» Prior to the issuance of building permits, it is recommended that an acoustical consultant
review the sound transmission class (STC) for the proposed development’s walls,
windows and doors to ensure they conform to the recommendations outlined in this report.

It was concluded that the proposed development could, with the implementation of the
recommendations, be designed to address impacts from surrounding noise sources.

The report was further updated, dated October 1, 2021, to include additional information regarding
the MOECC D6 guidelines.

4.4.4 Geo-Technical Study

A Geo-Technical Study has been prepared by CT Soils and Materials Engineering Inc, Consulting
Engineers, dated May 21, 2021.
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The study area included both 0 and 3885 Sandwich Street.

The study is required due to the location of the nearby industrial and active salt solution mining
operations.

The study provided recommendations for construction.

4.4.5 Functional Servicing Report

A Functional Servicing Report (FSR) was prepared by BairdAE architecture and engineering,
dated October 8, 2020.

The study area included both 0 and 3885 Sandwich Street.
The report provided a review and identified servicing requirements for the proposed development.

The report concluded and recommended the following:

Sanitary — a new 200mm diameter sanitary service will be provided to the development from the
existing municipal sewer from Chappell Avenue.

Watermain — one new 150mm diameter water service will be provided to the development from
the existing 200mm watermain on Chappell Avenue. The water line will split into two at the
eastern fagade of the building for 150mm fire and 100mm diameter domestic service.

Storm - the post-development peak flows from all events from the Site will be controlled to the
peak flow from target pre-development conditions. Whereas, during 100-year storm event, the
maximum water depth is less than 300mm.

Stormwater quality and quantity are addressed using Armtec Defender water quality unit (FD5HC)
and 150mm orifice pipe at MH 4.

Erosion and Sediment Control — control measures are to be implemented during construction,
and detail will be provided in the tender documents.

4.4.6 Transportation Impact Study
A Traffic Impact Study (TIS) was prepared by BairdAE architecture and engineering.

The study area included both 0 and 3885 Sandwich Street.

A transportation analysis was completed to determine the existing and future operating conditions
of intersection and individual turning movements.

The evaluation included the following:
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* The proposed 11-storey high rise apartment building will have 150 units which will
generate 1113 daily; 94 inbound traffic and 100 outbound traffic.

» Itis assumed that the development will be completed by 2022.

+ The background growth rate is considered in the analysis as it represents the worst-
case scenario i.e. 3%.

« Under existing and future background conditions, the study area intersections operate
at an acceptable level of service during morning and evening peaks. However, under
2032 existing conditions, the westbound turning lanes level of service is D. This delay
is due to stop control and higher volumes on Sandwich Street. However, there is
sufficient capacity available for this movement (v/c= 0.06), indicating sufficient gaps
are available; hence no mitigation measures are required.

* Under the 2022 future post-development condition, the intersections are expected to
operate at an acceptable level of service during peak hours.

* Under the 2027 and 2032 future post-development conditions, the intersection of
Sandwich Street and Chappell Avenue are expected to operate at an acceptable level
of service during peak hours. However, the westbound turning movement at the
intersection is forecast to have longer delays i.e. LOS D in 2027 and LOS E in 2032.
However, sufficient gaps are available to accommodate this movement. Hence no
improvements are required.

» All other intersection operates at an acceptable level of service in 2022, 2027 and
2032 post-development conditions.

» The warrant for signalization is not required at the intersection of Sandwich Street and
Chappell Avenue for the 2032 post-development condition. It is expected that the City
will continue to monitor traffic at this location.

* An adequate sight line distance is provided for a safe departure from the development.

It is concluded that no mitigation measures or improvements are required.

4.4.7 Archaeological Assessment

A stage 1 and 2 archaeological assessment was prepared by Earthworks Archaeological Services
Inc., dated April 15, 2020.

The study area included both 0 and 3885 Sandwich Street.

The location of the study area within 200 metres of historically mapped marshlands attached to
the Detroit River suggests there is potential to locate Pre and Post Contact Indigenous
archaeological resources.

The report concluded that the archaeological survey did not yield any evidence of archaeological
material. As a result, no additional archaeological assessments are required.

The report, which has been submitted to this ministry as a condition of licensing in accordance

with Part VI of the Ontario Heritage Act, R.S.0. 1990, c 0.18, has been entered into the Ontario
Public Register of Archaeological Reports.
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4.4.8 Parking
A Parking Justification Report was prepared by BairdAE architect and engineering.

The study was prepared to determine the adequacy of the parking supply to meet the
requirements of the proposed development.

It was concluded that the available existing and provided parking spaces are satisfactory to meet
the City’s by-law.

No further changes to parking spaces will be required.
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5.0 PLANNING ANALYSIS

5.1 Policy and Regulatory Overview

5.1.1 Provincial Policy Statement (PPS), 2020

The Provincial Policy Statement (PPS) provides policy direction on matters of provincial interest
related to land use planning and development providing for appropriate development while
protecting resources of provincial interest, public health and safety, and the quality of the natural

and built environments.

The PPS is issued under Section 3 of the Planning Act and came into effect on May 1, 2020. It

applies to all land use planning matters considered after this date.

The PPS supports improved land use planning and management, which contributes to a more
effective and efficient land use planning system.

The following provides a summary of the key policy considerations of the PPS as it relates to the

proposed development.

PPS Policy # Policy Response
1.0 .....Ontario's long-term | Windsor has directed growth
prosperity, environmental | where the Site is located
health and social well-being which will contribute
_ _ positively  to  promoting
gﬁzﬁgs on avr\]"jely pr::i?naog’c::g efficient land wuse and
devel t patt .
efficient land use and evelopment patierns
development patterns.....
1.11 Healthy, liveable and safe | The proposed development

communities are sustained by:

a) promoting efficient
development and land use
patterns which sustain the
financial well-being of the
Province and municipalities
over the long term;

b) accommodating an
appropriate affordable and
market-based range and mix

is consistent with the policy to
build strong, healthy and
livable communities. It
provides for employment
opportunites and a new
affordable housing choice.

There are no environmental
or public health and safety
concerns as the area is
established.
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recreation, park and open
space, and other uses to meet
long-term needs;

c) avoiding development and
land use patterns which may
cause environmental or public
health and safety concerns;

d) avoiding development and
land use patterns that would
prevent the efficient expansion
of settlement areas in those
areas which are adjacent or
close to settlement areas;

e) promoting....... cost-
effective development
patterns and standards to
minimize land consumption
and servicing costs;

f) improving accessibility for
persons with disabilities and
older persons by addressing
land use barriers which restrict
their full participation in
society;

h) promoting development and
land use patterns that
conserve biodiversity.

PPS Policy # Policy Response
of residential types, | The development pattern
employment, institutional, | does not require expansion

of the settlement area as it is
considered infilling.

The Site has access to full
municipal services and is
close to existing local parks,
places of worship, and
schools.

Accessibility of units will be
addressed at the time of the
building permit.

Public service facilities are
available, such as local
schools and transit.

The development pattern is
proposed to be an efficient
use of the vacant property.

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.

The proposed development
will help Windsor meet the
full range of current and
future residential and
commercial needs through
intensification.
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PPS Policy #

Policy

Response

Within  settlement areas,
sufficient land shall be made
available through
intensification and
redevelopment and, if
necessary, designated growth
areas.

The Site will provide for
residential infilling within an
existing settlement area in
the form of a new affordable
housing choice and
employment opportunities.

settlement areas shall be
based on densities and a mix
of land uses which:

a) efficiently use land and
resources;

b) 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;

C) minimize negative impacts
to air quality and climate
change, and promote
energy efficiency;

d) prepare for the impacts of
a changing climate;

e) support active
transportation;

1.1.31 Settlement areas shall be the | The proposal enhances the
focus of growth  and | vitality of the municipality, as
development. the proposal is within an

existing settlement area.
1.1.3.2 Land use patterns within | The total density of the

proposed development is
considered appropriate as
most of the existing area is a
mix of uses.

The Site offers an opportunity
for intensification by creating
a new mixed-use building
using the vacant property.

The design and style of
building will blend well with
the scale and massing of the
existing surrounding area
and indicated by the UDB
illustration.

Residents will have
immediate access to
shopping, employment,

trails, active transportation,
recreational areas and
institutional uses.

Transit is available for the
area.
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PPS Policy #

Policy

Response

f) are transit-supportive,
where transit is planned,
exists or may be
developed; and

g) are freight-supportive.

The Site is located close to
Highways 3 and 401.

1.1.3.3

Planning authorities  shall
identify appropriate locations
and promote opportunities for
transit-supportive
development, accommodating
a significant supply and range
of housing options through
intensification and
redevelopment where this can
be accommodated taking into
account existing building stock
or areas, including brownfield
sites, and the availability of
suitable existing or planned
infrastructure  and  public
service facilities required to
accommodate projected
needs.

The development is a Site
that is physically suitable as it
pertains to size and location.

The Site is 6,694 m2 in area
and is located on a corner lot.
The Site is an irregular
shaped lot.

The intensification can be
accommodated for  the
proposed mixed-use
development as it is an
appropriate use of a vacant
parcel of land.

The Site is level which is
conducive to easy vehicular
movements.

Parking will be provided on-
site, including space
designated  for visitors.
Bicycle parking is also
provided.

Parking will be located back
from the street, screened by
an ornamental fence.

There are existing on-street
parking spaces on Chappell
Street. The City of Windsor
is proposing new bike lanes
and parking spaces on the
west side of Sandwich Street
between Chappell Street and
Hill Avenue.
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PPS Policy # Policy Response
1.1.34 Appropriate development | The proposed mixed-use
standards should be promoted | building will be built with a
which facilitate intensification, | high standard of
redevelopment and compact | construction, allowing
form, while avoiding or | seamless integration with the
mitigating risks to public health | existing area.
fety.
and safety The building will face
Sandwich Street with a view
of the Detroit River.
There will be no risks to the
public as identified in the
ESA and TIS.
1.1.3.5 Planning authorities shall | The City has established
establish and implement | targets for intensification and
minimum targets for | redevelopment. The
intensification and | proposed development will
redevelopment within built-up | assist in meeting those
areas, based on local | targets as the Site is located
conditions. in an existing built-up area.
1.1.3.6 New development taking place | The proposed development

in designated growth areas
should occur adjacent to the
existing built-up area and
should have a compact form,
mix of uses and densities that
allow for the efficient use of
land, infrastructure and public
service facilities.

does have a compact built
form with commercial on the
main floor and residential
above.

Parking will be located on-
site.

The proposed building size
will allow for the efficient use
of land, pedestrian and
vehicle access, infrastructure
and public services.

1.3.1 a) - Employment

Planning authorities  shall
promote economic
development and
competitiveness......

The proposed development
offers 1,24490 m2 of
commercial retail space,
which will help provide for
employment opportunities.
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PPS Policy # Policy Response
The Site is in close proximity
to nearby commercial uses,
such as Tim Hortons, located
to the south.
1.3.2.3 Within  employment areas|An OPA and ZBA is
planned for industrial or | proposed.

manufacturing uses, planning
authorities  shall prohibit
residential uses and prohibit or
limit other sensitive land uses
that are not ancillary to the
primary employment uses in
order to maintain land use
compatibility.

The existing industrial uses
are located on the west side
of Sandwich Street.

Sandwich Street creates an
appropriate buffer.

A Noise Study has been
completed.

The Site was previously used
for commercial.

The area is in transition.

There is no longer a need for
industrial uses in the area.

The proposed development
will be designed to blend well
with the surroundings.

Review

1.3.2.4 — Employment Land
Conversion, Comprehensive

Planning  authorities may
permit conversion of lands
within employment areas to
non-employment uses through
a comprehensive review, only
where it has been
demonstrated that the land is
not required for employment
purposes over the long term
and that there is a need for the
conversion.

The employment land
conversion is not being
considered as part of a
comprehensive review.

The employment land
conversion is a privately
initiated transition.

Conversion,
Initiated

1.3.2.5 — Employment Land

Privately-

Notwithstanding policy
1.3.2.4, and until the official
plan review or update in policy

It is proposed to convert the
total area of the Site from
industrial to mixed use with
commercial and residential.
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PPS Policy #

Policy

Response

1.3.24 is undertaken and
completed, lands  within
existing employment areas
may be converted to a
designation that permits non-
employment uses provided the
area has not been identified as
provincially significant through
a provincial plan exercise or as
regionally significant by a
regional economic
development corporation
working together with affected
upper and single-tier
municipalities and subject to
the following:

Recent analysis indicates
that there are vacant and
viable employment lands
throughout the City in
addition to an oversupply of
employment lands in the
region.

Also, there is a need for
residential, as noted in the
recent provincial legislation
changes which support new
housing choices.

a) there is an identified need
for the conversion and the land
is not required for employment
purposes over the long term;

The proposed
redevelopment would not
impact the supply of
employment lands.

The Site is no longer
appropriate and desirable for
industrial uses.

Further, the proposed
redevelopment will enhance
the area.

By keeping commercial on
the main floor, no
employment land opportunity
is completely lost.

The Site is not required or
suitable for industrial uses.

The Site is a small lot and in
close proximity to nearby
residential uses.

There is an identified need
for housing, based on market
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PPS Policy #

Policy

Response

potential and recent trends
observed in the City.

The ZBA proposed to change
the zoning of the Site to a site
specific commercial district,
which will be constant with
the OP.

Commercial uses will be
limited to what is appropriate
for the main floor of the
proposed combined use
building.

Section 1.1.4 of the Windsor
OP does address Land
Supply. Future Employment
Area lands transferred from
the Town of

Tecumseh should be
sufficient to accommodate
growth through the 20-year
planning period.

The Site is in an area of
transition.

b) the proposed uses would
not adversely affect the overall
viability of the employment
area; and

The proposed use as
residential will not adversely
affect the overall viability of
the employment area.

The Site has had a long-
standing  vacancy, and
underutilization
demonstrates that the lands
are no longer appropriate
and desirable for industrial
uses.

Any new employment lands
would occur in nearby
industrial areas, and the
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PPS Policy #

Policy

Response

commercial would occur in
the nodes.

Residential will provide for
additional units required to
meet the 25 year PPS land
needs.

The employment land
conversion will have a minor
impact on the overall vacant
land inventory.

c) existing or planned
infrastructure  and  public
service facilities are available
to accommodate the proposed
uses.

Infrastructure and  public
service facilities are available
to accommodate the
proposed uses.

The proposed development
has access to municipal
services, which have been
identified in the required
support studies.

1.4.1

To provide for an appropriate
range and mix of housing
options and densities required
to meet projected
requirements of current and
future residents of the regional
market area, planning
authorities shall:

a) maintain at all times the
ability to accommodate
residential growth for a
minimum of 15 years through
residential intensification and
redevelopment and, if
necessary, lands which are
designated and available for
residential development; and

b) maintain at all times where
new development is to occur,

The proposed development
will provide for a mixed-use
opportunity in the existing
built-up area.

Municipal  services  are
available, as set out in the
servicing studies.
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PPS Policy #

Policy

Response

land with servicing capacity
sufficient to provide at least a
three-year supply of
residential units available
through lands suitably zoned
to facilitate residential
intensification and
redevelopment, and land in
draft approved and registered
plans.

1.4.3 Planning authorities  shall | The proposed density of 150
provide for an appropriate | residential units is compatible
range and mix of housing with the surrounding area

. . and will provide
Opt'.onf 2nd de;stltlbes tod meec;t intensification and infilling
projected - market-based -and | w,.,ugn the efficient use of a
affordable housing needs vacant Site
o]: fhurrent.andl futurke :esidents The UDB has illustrated
ot the regional market area. nearby similar construction.

The proposed density will
have a positive impact on the
area as it will blend well with
the existing built form.

The Site is close to nearby
community amenities.

There is suitable
infrastructure.

1.6.1 Infrastructure  and  public | The development can

service facilities shall be
provided in an efficient manner

that prepares for the impacts
of a changing climate while
accommodating projected
needs.

proceed on full municipal
services.

Electrical distribution will be
determined through detailed
design.

Access to public transit is
available.
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PPS Policy #

Policy

Response

1.6.6.2

Municipal sewage services
and municipal water services
are the preferred form of
servicing for settlement areas
to support protection of the
environment and minimize
potential risks to human health
and safety. Within settlement
areas with existing municipal

sewage services and
municipal water services,
intensification and
redevelopment  shall be

promoted wherever feasible to
optimize the use of the
services.

The proposed development
will be serviced by municipal
sewer, water and storm,
which is the preferred form of
servicing for settlement
areas.

1.6.6.7

Planning for  stormwater
management shall:

a) be integrated with planning
for sewage and water services
and ensure that systems are
optimized, feasible and
financially viable over the long
term;

b) minimize, or, where
possible, prevent increases in
contaminant loads;

Cc) minimize erosion and
changes in water balance, and
prepare for the impacts of a
changing climate through the
effective  management  of
stormwater, including the use
of green infrastructure;

d) mitigate risks to human
health, safety, property and
the environment;

A FSR has been completed.
There will be no negative
impacts on the municipal
system and will not add to the
capacity in a significant way.

The Site provides for
drainage.

An ESA has been completed.
There will be no risk to health
and safety.
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PPS Policy # Policy Response
e) maximize the extent and
function of vegetative and
pervious surfaces; and
f) promote stormwater
management best practices,
including stormwater
attenuation and re-use, water
conservation and efficiency,
and low impact development.

1.6.7.1 Transportation systems | The subject property is in
should be provided which are | close proximity to major
safe, energy efficient, facilitate | roadways.
the movement of people and
goods, and are appropriate to
address projected needs.

1.6.7.2 Efficient use should be made | The proposed development
of existing and planned | contributes to the City’s
infrastructure, including | requirements for
through the use of | development within a built-up
transportation demand | area.

Vn\:s;?egfeer;]:igﬁ e strategies, The area is serviced by
transit.

1.6.74 A land use pattern, density | The proposed development
and mix of uses should be | contributes to the
promoted that minimize the | Municipality’s  requirement
length and number of vehicle | for infilling within a built-up
trips and support current and | area.
future use of transit and active :
transportation. The prgpgsed c!ensﬂy, scale,

and building height will blend
with the existing land use
pattern.

2.1.1 Natural features and areas | There are no natural features
shall be protected for the long | that apply to this Site.
term.
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PPS Policy #

Policy

Response

2.21

Planning authorities  shall
protect, improve or restore the
quality and quantity of water.

A FSR report has been
prepared in support of the
proposed development.

2.6.1

Significant  built  heritage
resources and  significant
cultural heritage landscapes
shall be conserved.

An Archaeological
Assessment  has been
completed. There are no
heritage resources that apply
to this Site.

3.0

Development shall be directed
away from areas of natural or
human-made hazards where
there is an unacceptable risk

An Acoustical Report and
ESA have been completed.
There are no natural or
human-made hazards.

to public health or safety or of
property damage, and not
create new or aggravate
existing hazards.

Therefore, the proposed development is consistent with the PPS and the Province’s vision for
long-term prosperity and social well-being.

5.1.2 Official Plan (OP)

The City of Windsor Official Plan (OP) was adopted by Council on October 25, 1999, approved in
part by the Ministry of Municipal Affairs and Housing (MMAH) on March 28, 2000, and the
remainder approved by the Ontario Municipal Board (OMB) on November 1, 2002. Office
consolidation version is dated September 7, 2012.

The OP implements the PPS and establishes a policy framework to guide land use planning
decisions related to development and the provision of infrastructure and community services
throughout the City.

The lands are designated “Industrial” according to Schedule “D” Land Use attached to the OP for
the City of Windsor (see Figure 3 — City of Windsor OP, Schedule “D”).
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Figure 3 — City of Windsor OP, Schedule “D”

It is proposed to designate the Site to a site specific “Mixed Use” in order to permit a combined
use building with commercial on the main floor and residential above.

The following provides a summary of the key policy considerations of the OP as it relates to the

proposed development.

OP Policy #

Policy

Response

3.2 — Growth Concept

Mixed use developments will
be encouraged with strong
pedestrian orientations and to
support public transit. This
concept will enable Windsor to
continue its growth and foster
a vibrant economy, while
ensuring a safe, caring and
diverse community and a

The proposed use is a mixed-
use development with
commercial on the main floor
and residential above.

Commercial uses will be
limited to the type of uses that
are appropriate for the main
floor of the proposed building.

sustainable, healthy
environment. The Site is located on a corner
lot and will be oriented to
provide for parking and
pedestrian access.
3.21.2 Encouraging a range of | The proposed development

housing types will ensure that

supports one of the City’s
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OP Policy # Policy Response
people have an opportunity to | overall development
live in their neighbourhoods as | strategies of providing for a
they pass through the various | range of housing choices.
stages of their lives.

3.21.3 Newly developing areas will | The Site is in an area of
be planned to foster their own | transition =~ whereby fewer
unique neighbourhood | industrial activities are
identities with a mixture of | occurring in the area, which is
homes, amenities and | creating an attractive area for
services. a small commercial node with

residential uses.

3.2.31 Windsor will work toward | The intent is to construct an
achieving a  sustainable | affordable housing choice with
transportation system where | a target market for
all modes of transportation | international commuters
can play a more balanced role. | working in Michigan and living
The creation of mixed use and | in Windsor as well as students
employment centres will allow | attending the University of
businesses and services to be | Windsor.
closer to homes and allow
greater  opportunities  for
walking, cycling and transit.

4.0 The implementing healthy | The proposed development
community policies are | will support the City’s goal of
interwoven throughout the promoting a healthy
remainder of the Plan, | community (live, work and
particularly within the | play).

Environment, Land Use,

Infrastructure  and  Urban | The proposed development is
Design chapters, to ensure | close to nearby transit,
their consideration and | employment, shopping,
application as a part of the | local/regional amenities and
planning process. parks/trails.

6.0 - Preamble A healthy and livable city is | The proposed development
one in which people can enjoy | supports the policy set out in
a vibrant economy and a |the OP as it is suited for the
sustainable healthy | residential and commercial
environment in safe, caring | needs of the City.
and diverse neighbourhoods.

In order to ensure that
Windsor is such a city, Council
will manage development
through an approach which
balances environmental,
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OP Policy #

Policy

Response

social and economic

considerations.

6.1 - Goals

In keeping with the Strategic
Directions, Council’s land use
goals are to achieve:

6.1.1 Safe, caring and diverse
neighbourhoods.

6.1.3 Housing suited to the
needs of Windsor’s residents.

6.1.10 Pedestrian oriented
clusters of residential,
commercial, employment and
institutional uses.

The proposed development
supports the goals set out in
the OP as it provides for
infilling of affordable
residential in an area of
transition.

The employment component
will complement the creation
of a new commercial node.

The proposed development
allows pedestrian level
access.

6.2.1.2 — General Policies

For the purpose of this Plan,
Development Profile refers to
the height of a building or
structure.  Accordingly, the
following Development
Profiles apply to all land use
designations on Schedule D:
Land Use unless specifically
provided elsewhere in this
Plan:

(a) Low Profile developments
are buildings or structures
generally no greater than
three (3) storeys in height;

(b) Medium Profile
developments are buildings or
structures generally no greater
than six (6) storeys in height;
and

(c) High Profile developments
are buildings or structures

generally no greater than
fourteen (14) storeys in height.

The proposed development is
considered a high profile
mixed use development as it is
proposed to have 11 storeys
constructed on the Site.

6.4 - Employment

Employment lands provide the
main locations for business
and industrial activities. In

The OPA will change the land
use designation from
‘Industrial” to site specific
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OP Policy #

Policy

Response

order to strengthen Windsor’s
economy, meet the land and
infrastructure needs of
employment activities and
address concerns over
compatibility, employment
land uses are provided under
two designations on Schedule
D as either Industrial or
Business Park.

“Mixed Use” which is located
on Schedule D: Land Use.

By keeping commercial on the
main floor, no employment
land opportunity is lost.

Commercial uses will be
limited to the type of uses that
are appropriate for the main
floor of the proposed building.

There is a need for residential
in the area.

The Site is not required or
suitable for industrial.

The ZBA proposed to change
the zoning of the Site to a site
specific commercial district,
which will be constant with the
OP.

Section 1.1.4 of the Windsor
OP does address Land
Supply. Future Employment
Area lands transferred from
the Town of Tecumseh should
be sufficient to accommodate
growth through the 20-year
planning period.

Infrastructure  and  public
service facilities are available
to accommodate the proposed
uses.

6.4.1.3 - Objectives

To ensure that employment
uses are developed in a
manner which are compatible
with other land uses.

Commercial on the main floor
will provide an expansion of
the node at the corner of
Sandwich South and Chappell
Avenue.

There is a Tim Hortons located
on the southeast side.
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OP Policy #

Policy

Response

Residential is located on the
north and east side of the Site.

Industrial is located to the west
of the Site, on the opposite
side of Sandwich Street.

6.4.14

To accommodate a full range
of employment activities in
Windsor

The proposed development
will provide for employment in
the form of a 1,244.90 m2
retail space.

The retail space will provide
local convenience to the
surrounding area.

6.4.1.6

To locate employment
activities in areas which have
sufficient and convenient
access to all modes of
transportation.

The proposed development
will have on-site parking,
bicycle parking, pedestrian
friendly and close to transit.

6.4.1.8

To ensure
infrastructure
provided to
employment areas.

that adequate
services are

The Site has access to full
municipal services.

6.9 — Mixed Use Policies

The lands designated as
“Mixed Use” on Schedule D:
Land Use provide the

main locations for compact
clusters of commercial, office,
institutional, open

space and residential uses.
These areas are intended to
serve as the focal point

for the surrounding
neighbourhoods, community
or region. As such, they will
be designed with a pedestrian
orientation and foster a
distinctive and attractive

area identity.

The existing designation is
“Industrial”.

It is proposed to change the
land use designation to “Mixed
Use” to permit a combined use
building.

This is a unique area as it is in
transition  whereby fewer
industrial activities are
occurring in the area, which is
creating an attractive area for
a small commercial node with
residential uses.

There is a Tim Hortons located
on the southeast side.
Residential is located on the
north and east side of the Site.
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OP Policy #

Policy

Response

Industrial is located to the west
of the Site, on the opposite
side of Sandwich Street.

The result will be the creation
of a new node.

6.9.1.1

To encourage multi-functional
areas which integrate
compatible commercial,
institutional, open space and
residential uses.

The proposed development
will provide for residential and

commercial uses. it will
provide for  convenience
opportunities to the

commercial, industrial and
residential uses in the area.

Commercial uses will be
limited to the type of uses that
are appropriate for the main
floor of the proposed building.

6.9.1.2

To encourage a compact form
of mixed use development.

It is proposed to add a
combined use building for the
site specific OPA.

6.9.2.1

Uses permitted in the Mixed
Use land use designation
include retail and service
commercial establishments,
offices, cultural, recreation
and entertainment uses, and
institutional, open space

and residential uses, exclusive
of small scale Low Profile

residential development.

The proposed development
will provide for residential and
commercial uses.

6.9.2.3

Mixed Use development shall
be located where:

(@) there is access to a
Controlled Access Highway,
Class | or Class Il Arterial
Roads or Class | Collector
Road;

(b) full municipal physical
services can be provided;

(c) public transportation
service can be provided; and
(d) the surrounding
development pattern is

The Site is located along
Sandwich Street, has access
to full municipal services and
transit and is compatible with
the area.
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OP Policy #

Policy

Response

compatible with Mixed Use
development.

6.9.2.5

The following guidelines shall
be considered when
evaluating

the proposed design of a
Mixed Use development:

(a) the ability to achieve the
associated policies as outlined
in the Urban Design chapter of
this Plan;

(b) the mass, scale,
orientation, form, and siting of
the development achieves a
compact urban form and a
pedestrian friendly
environment;

(c) at least one building wall
should be located on an
exterior lot line and oriented to
the street to afford direct
sidewalk pedestrian access
from the public right-of-way;
(d) permanent loading, service
and parking areas should be
located so as not to
significantly  interrupt  the
pedestrian circulation or traffic
flow on the public right-of-way
or within a Mixed Use area;
(e) mid-block vehicular access
to properties is generally
discouraged and is
encouraged via a rear yard
service road or alley;

(f) parking areas shall be
encouraged at the rear of
buildings;

(g) safe and convenient
pedestrian access between
buildings and public
transportation stops, parking
areas and other buildings and
facilities should be provided;

An Urban Design Brief has
been provided.

The proposed combined use
building has been designed to
blend well with its surrounding.

The building is proposed to be
located close to the corner of
the irregularly shaped lot. This
will allow the parking to be
located to the rear.

The proposed development is
compact and pedestrian-
friendly.

The Site is flat, making it
conducive to vehicle access
and maneuvering.

The development will assist in
creating a new identity for an
area that is in transition.
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OP Policy #

Policy

Response

(h) the development is
designed to foster distinctive
and attractive area identity;

(i) the public rights-of-way are
designed to foster distinctive
and attractive area identity
and to provide for vehicle use,
regular public transportation
service as well as pedestrian
and cycling travel; and

() integration of  the
development with the
surrounding uses to
contribute to the unique
character of the area.

6.9.2.7

Council may establish off
street parking standards to
reflect public transportation
supportive designs or shared
parking arrangements  in
Mixed Use developments.

A reduction in parking is being
requested.

A Parking Study has been
provided.

7.0

The provision of proper
infrastructure provides a safe,
healthy and efficient living
environment. In order to
accommodate transportation
and physical service needs in
Windsor, Council is committed
to ensuring that infrastructure
is provided in a sustainable,
orderly and  coordinated
fashion.

The proposed development is
close to nearby transit, off a
major roadway and has
access to full municipal
services.

7.2.8.8

Council shall evaluate a
proposed development
adjacent to a Rail Corridor, in
accordance with the following:

(a) All proponents of a new
development  within 300
metres of a rail corridor, may
be required to complete a
noise study to support the
proposal, and if the need for
mitigation measures is
determined by such study,

An Acoustical Report was
prepared for this Site to
address sensitive land uses.
Recommendations were
made to provide mitigation
measures.
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measures, in accordance with
the Procedures chapter of this
Plan.

OP Policy # Policy Response
shall identify and recommend
appropriate mitigation

8.3.2.2 — Design for People

Council will encourage
buildings and spaces that
establish a pedestrian scale
by promoting:

(@) the placement of
continuous horizontal features
on the first two storeys
adjacent to the road;

(b) the repetition of
landscaping elements, such
as trees, shrubs or paving
modules; and

(c) the use of familiar sized
architectural elements such as
doorways and windows.

An UDB has addressed these
policies. Recommendations
have been made, including
scale, landscape features and
the inclusion of retail.

The proposed development
allows pedestrian level access
for both the commercial and
residential uses.

8.5.2.5 - Landscaping

Council will encourage the use
of landscaping to:

(a) promote a human scale;
(b) promote defined public
spaces;

(c) accentuate or screen
adjacent building forms;

(d) frame desired views or
focal objects;
(e) visually
location;

() direct
movement;
(9) demarcate various
functions within a
development;

(h) provide seasonal variation
in form, colour, texture and

reinforce a

pedestrian

An UDB has addressed these
policies. Recommendations
have been made, including
scale, landscape features and
the inclusion of retail.

The landscaping area will
visually reinforce the
proposed development.

representation;

(i) assist in energy

conservation; and

(j) mitigate the effects of

inclement weather
8.6.2.1 — Protection from | Council may encourage | An UDB has addressed these
Elements design measures such as | policies. A continuous canopy
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OP Policy #

Policy

Response

awnings, canopies, arcades,
or recessed ground floor
facades to offer pedestrian
protection from inclement
weather.

is proposed along Sandwich
St. and Chappell Ave.

8.7.2.1 — Built Form (New
Development)

Council will ensure that the
design of new development:

. is complementary to
adjacent  development in
terms of its overall massing,

orientation,  setback and
exterior design, particularly
character, scale and
appearance;

. Provides links with
pedestrian, cycle, public
transportation and road
networks; and

. Maintains and
enhances valued heritage

resources and natural area
features and functions.
. Encourages
creation of attractive
residential streetscapes
through architectural design
that reduces the Vvisual
dominance of front drive
garages, consideration of rear
lanes where appropriate,
planting of street trees and
incorporation of pedestrian
scale amenities.

the

An UDB has addressed these
policies. Recommendations
have been made including
scale, landscape features,
setbacks, building orientation,
design and the inclusion of
retail.

8.7.2.2
Areas)

(Redevelopment

Council will ensure that the
design of extensive areas of
redevelopment achieves the
following:

(a) provides a development
pattern that support a range of
uses and profiles;

(b) defines the perimeter of
such an area by a distinct
edge which may be formed by
roads, elements of the

An UDB has addressed these
policies. Recommendations
have been made, including
scale, landscape features,
setbacks, building orientation,
design and the inclusion of
retail.
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Policy

Response

Greenway System or other
linear elements;

(c) contains activity centres or
nodes which are designed to
serve the area and which may
be identified by one or more
landmarks;

(d) provides transportation
links to adjacent areas; and
(e) maintains and enhances
valued historic development
patterns or heritage
resources.

(f) is complementary to
adjacent development in
terms of overall massing,
orientation,  setback and
exterior design, particularly
character, scale and
appearance.

8.7.2.3

Council will ensure that
proposed development within
an established neighbourhood
is designed to function as an
integral and complementary
part of that area’s existing
development  pattern by
having regard for:

a) massing;

b) building height;

c) architectural proportion;

d) volumes of defined space;
e) lot size;

f) position relative to the road;
(9) building area to site area
ratios;

(h) the pattern, scale and

N N~ o~

character of existing
development; and

(i) exterior building
appearance.

An UDB has addressed these
policies.

The proposed development
will be a natural integration of
the established
neighbourhood to the east in
addition to the commercial and
industrial areas.

Massing — the proposed
building will be limited to 11
storeys which will blend well
with the scale and massing of
the existing surrounding area.
This is accomplished through
orientation,  setback  and
design.

Building height — the proposed
building height is appropriate
for this corner lot.

Architectural proportion — the
proposed visual effect of the
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Policy

Response

relationship of the proposed
development will blend well
with the buildings in the
immediate area as there are
low profile homes. The
proposed building will be
located as far away from the
existing homes as possible.

Volume of defined space — the
proposed design and layout of
the development includes
appropriate setbacks and lot
coverage. The parking area
will  be constructed in
according to City standards
providing appropriate space.

Lot size — the existing parcel is
appropriate for the
development. It allows for on-
site parking and landscaping.

Building area — appropriate lot
coverage is proposed. The
proposed building will not
negatively impact the private
use and enjoyment of area
residents.

Pattern, scale and character —
the style of development will
blend well with the scale and
massing of the existing
surrounding area.

Exterior building appearance
— the mixed-use building, will
be designed professionally
and aesthetically pleasing.
The building will be located
close to the intersection and
will face Sandwich Street.
Professional landscaping will
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Policy

Response

screen the parking and frame
the building.

8.7.24 - Transition in
Building Heights

Council will ensure a transition
among Very High, High,
Medium and Low Profile
developments through the
application of such urban
design measures as
incremental changes in
building  height, massing,
space separation or
landscape buffer.

Recommendations in the UDB
have been made, including
scale, landscape features,
setbacks, building orientation,
design and the inclusion of
retail.

8.7.2.6 — Street Facades

Council will encourage the
buildings facades to be
visually interesting through
extensive use of street level
entrances and  windows.
Functions which do not
directly serve the public, such
as loading bays and blank
walls, should not be located
directly facing the street.

An UDB has addressed these
policies.

The main pedestrian entrance
faces Sandwich Street.

8.7.2.7 — Facade Setbacks

Council shall encourage all
Medium, High and Very High
Profile = developments to
setback additional storeys
above the third (3) storey away
from the road frontage to
provide  sunlight access,
manage wind conditions and
enhance the pedestrian scale.

An UDB has addressed these
policies.

8.7.2.8 — Street Oriented
Entrances

Council will ensure that main
entrances to buildings are
street oriented and clearly
visible from principal
pedestrian approaches.

An UDB has addressed these
policies.

9.3.1.1 - Archaeological

For the purpose of this Plan,
heritage resources include
built heritage resources and
cultural heritage landscapes
that Council has identified as
being important to the
community.

An archaeological
assessment was completed
for  this Site. No
recommendations were made.
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11.8 -
Improvement

Community

The Community Improvement
provisions of the Planning Act
allow municipalities to prepare

community improvement
plans for designated
community improvement
project areas that require

community improvement as
the result of age, dilapidation,
overcrowding, faulty
arrangement, unsuitability of
buildings or for any other
environmental,  social or
community economic
development reason. Once a
community improvement plan
has been adopted by a
municipality and has come
into effect, the municipality
may offer grants and loans in
conformity with the
community improvement plan,
to registered owners,
assessed owners and

tenants of lands and buildings
within the community
improvement project area, and
to any person to whom such
an owner or tenant has
assigned the right to receive a
grant or loan, to pay for the
whole or any part of the
eligible costs of the community
improvement plan. The
municipality may also
undertake a wide range of
actions for the purpose of
carrying out the community
improvement plan.
Community improvement
plans may be used to revitalize
existing planning districts,
neighbourhoods, corridors or
any other area identified as
being in need of community

The proposal adheres to the
design direction of Old
Sandwich Town CIP.

An UDB has been provided to
illustrate how criteria have
been met.
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Response

improvement due to physical,
environmental, economic or
social conditions.

Therefore, the proposed development conforms to the City of Windsor OP with the proposed site

specific amendment.

5.1.3 Zoning By-law (ZBL)
The City of Windsor Zoning By-Law (ZBL) #8600 was passed by Council on July 8, 2002, and

then a further Ontario Municipal Board (OMB) decision was issued on January 14, 2003.

A ZBL implements the PPS and the City OP by regulating the specific use of the property and

provide for its day-to-day administration.

According to Map 4 attached to the ZBL the Site is currently zoned Commercial District 2.1
(CD2.1), Manufacturing District 1.4 (MD1.4) and Development Reserve District 1.1 (DRD1.1)
category (see Figures 4 — City of Windsor Zoning Map 4).

Figure 4 — City of Windsor Zoning Map 4
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A site specific ZBA is required for the proposed development.

Permitted uses in the CD2.1 includes commercial uses.

The zoning for the Site is proposed to be changed to a site specific Commercial District 2.1 (CD2.1
- 8.20(1)(XXX)) category as shown on Map 4 of the City ZBL to permit a combined use building.

“COMBINED USE BUILDING means a building having, as main uses, at least one dwelling unit
and at least one non-residential use. If a Combined use Building is occupied in part by a Minor
Commercial Centre or a Major Commercial Centre, the total required number of parking spaces
is the sum of the required number of parking spaces for each Dwelling Unit and for the Minor

Commercial Centre of a Major Commercial Centre.”

A review of the CD2.1 zone provisions, as set out in Section 15.1.5 of the ZBL is as follows:

Child Care Centre
Commercial School
Confectionery

Food Outlet - Drive-Through
Food Outlet - Take-Out
Funeral Establishment
Garden Centre

Gas Bar

Medical Office
Micro-Brewery

Parking Garage

Personal Service Shop
Place of Entertainment and
Recreation

Place of Worship
Professional Studio

Public Hall

Public Parking Area
Repair Shop — Light
Restaurant

Restaurant with Drive-Through

Retail Store

Temporary Outdoor Vendor’s Site

Tourist Home
Veterinary Office
Wholesale Store

Zone Required Proposed Compliance and/or
Regulations CD2.1 Zone Relief Requested
with Justification
Permitted Bakery Dwelling Units in | Complies, subject to
Uses Business Office a Combined Use | the ZBA request.

Building
Business Office
Child Care Centre
Commercial
School

Food Outlet -
Take-Out
Medical Office
Personal Service
Shop

Place of
Entertainment
and Recreation
Restaurant
Retail Store

Any use
accessory to any
of the preceding
uses

Commercial uses
can be limited to
those uses listed
that are appropriate
for the main level of
the proposed
building.

Residential units to
be located above
the commercial
uses.
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Existing Automobile Repair
Garage

Existing Service Station

Any use accessory to any of the
preceding uses. An Outdoor
Storage Yard is

prohibited, save and except, in
combination with the following
main uses:

Garden Centre, Temporary
Outdoor Vendor’s Site, Existing
Automobile Repair

Garage.
Maximum 14.0m 37m Relief required.
Building .
Height The proposed height
is appropriate for the
Site.
The Site is suitable
for the scale and
massing of the
proposed building.
The propose relief
does not impact any
of  the abutttin
properties.
Gross Floor Bakery or Confectionary - 550.0 352.75 m2 Complies
Area — m2
maximum 269.42 m2
Other A Temporary Outdoor Vendor’s N/A N/A
Site is prohibited in a Business
Improvement
Area
Parking Combined Use Building — Relief required.
Spaces Dwelling Units, 1.25 for each
Required dwelling unit: A decrease in the

187.5 parking spaces required
(rounded down = 187 parking
spaces)

Retail:

156 total parking
spaces provided,
for both the
commercial and
residential

minimum parking
space is required for
the proposed
combined use
building for the
residential and
commercial uses.
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1 for each 22.5 m? GFA:

29.42 parking spaces
required/based on 662.17 m2
(rounded down = 29 parking
spaces)

TOTAL 187 + 29 = 216

A total relief of 60
parking spaces (216
- 156 = 60) for both
the commercial and
residential uses.

There are existing
on-street parking
spaces on Chappell
Street. The City of
Windsor is proposing
new bike lanes and
parking spaces on
the west side of
Sandwich Street
between  Chappell
Street and Hill
Avenue.

Retail will comply. It
is uncertain at this
time what uses will
include in the retail
space.

Parking will be
located back from
the street, screened
by an ornamental
fence.

The Site has access
to transit and is bike
and pedestrian
friendly.

A Parking Study has
been completed.

Visitor 15 percent of parking spaces 24 Complies
Parking marked
(24.22.1)

15% of 156 = 24 spaces
Bicycle 2 for the first 19 spaces plus 11 spaces Complies
Parking 1 for each additional 20 parking provided
(24.30.1) spaces:
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2 + 6.85 = 8.85 spaces required
(8 rounded down)

Accessible
Parking
Spaces
Required
(24.24.1)

For 101 to 200 total number of
Parking Spaces

Type A - 1.5 percent of parking
spaces

Type B - 0.5 space plus 1.5
percent of parking spaces:

156*0.5%=0.78=157x1.5%=2.355

Total 6 required (3 Type Aand 3
Type B)

6 spaces
provided

(3 Type Aand 3
Type B)

Complies

Loading
(24.40.1.5)

For a Combined Use Building
with 9 or more dwelling units, the
required number of loading
spaces for the dwelling units shall
be calculated using the gross
floor area of that part of the
building occupied by all the
dwelling units

3 required

3 provided

Complies

Parking Area
Separation
(25.5.20)

Any other street - 3.00 m

TBD

Complies

An interior lot line or alley - 0.90
m

TBD

Complies

A building wall in which is located
a main pedestrian entrance
facing the parking area — 2.00 m

TBD

Complies

A building wall containing a
habitable room window or
containing both a main
pedestrian entrance and a
habitable room window

facing the parking area where the
building is located on the same
lot as the parking area —4.50 m

TBD

Complies

Therefore, the proposed development will comply with all zone provisions set out in the CD2.1
Zone except for the following, which requires relief:
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1. Increase the required height from 14.0 m to 37 m.

2. Decrease the minimum parking space required from 216 spaces to 156 spaces.
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6.0 SUMMARY AND CONCLUSION

6.1 Context and Site Suitability Summary

6.1.1 Site Suitability

The Site is ideally suited for mixed-use development for the following reasons:

e The land area is sufficient to accommodate the proposed development with adequate
buffering from abutting land uses,

The Site is level which is conducive to easy vehicular movements,

The Site will be able to accommodate municipal water, storm and sewer systems,

The Site provides for drainage,

There are no anticipated traffic concemns,

There are no environmental concerns,

There are no hazards, and

The location of the proposed development is appropriate in that it will blend well with the
surrounding area.

6.1.2 Compatibility of Design

The proposed development will be strategically located to provide efficient ease of the proposed
new access into the parking areas.

The proposed development will be limited to an 11 storey, high profile neighbourhood
development, which is a compatible density with the surrounding area.

The Site is capable of accommodating the proposed development in terms of scale, massing,
height and siting. On-site parking and landscaping will be provided.

The proposal adheres to the design direction of Old Sandwich Town CIP.

6.1.3 Good Planning

The proposal represents good planning as it addresses the need for the City to provide infilling
development, which contributes to affordability and intensification requirements set out in the PPS
and the OP.

Mixed-use on the Site represents an efficient development pattern that optimizes the use of land.
The Site currently has a vacant building and is underutilized.

The fact that the proposal is supported by provincial and municipal planning policy and the Site is
suitable for the intended use on a number of criteria attests that the proposal represents good
planning.

0 & 3885 Sandwich Street, Windsor, Ontario 54

Development & Heritage Standing Committee - June 6, 2022
Page 332 of 891



6.1.4 Natural Environment Impacts

The proposal does not have any negative natural environment impacts, as there are no natural
heritage features on the Site.

6.1.5 Municipal Services Impacts

There will be no negative impacts on the municipal system as the mixed-use development will not
add to the capacity in a significant way.

The topography, soil, and environmental characteristics of the Site are able to accommodate an
appropriate development that will minimize adverse environmental impacts.

6.1.6 Social and/or Economic Conditions

The proposed development does not negatively affect the social environment as the Site is in
close proximity to major transportation corridors, transit, open space and community amenities.

Infilling in an existing established neighbourhood contributes toward the goal of ‘live, work and
play’ where citizens share a strong sense of belonging and a collective pride of place.

The proposed development promotes efficient development and land use pattern, which sustains
the financial well-being of the municipality.

The proposal does not cause any public health and safety concerns. The proposal represents a
cost effective development pattern that minimizes land consumption and servicing costs.

Based on the Site area, the proposed development will result in a total net density, which is
appropriate for the neighbourhood.

There will be no urban sprawl as the proposed development is within the existing settlement area
and is an ideal infilling opportunity.

6.2 Conclusion

The proposal to use the Site for mixed-use residential and commercial is appropriate and should
be approved by the City of Windsor as it:

is a site that is physically suitable;

will not negatively impact the private use and enjoyment of area residents;
will not have any negative natural environment impacts;

will not have any negative archaeological impacts;

is not anticipated to create any traffic issues;

will not have any negative impacts on municipal services,

will not have any negative social, environmental or economic impacts; and
will have a positive impact on the City of Windsor.

0 & 3885 Sandwich Street, Windsor, Ontario 55

Development & Heritage Standing Committee - June 6, 2022
Page 333 of 891



In summary, for the above reasons, it would be appropriate for the City of Windsor to approve the
OPA and ZBA to permit the proposed mixed-use development on the Site as it is appropriate for
infilling and will offer an affordable housing choice and commercial space in an area of transition.

This PRR has shown that the proposed development is consistent with the PPS, conforms with
the intent and purpose of the City of Windsor OP and represents good planning.

The report components for this PRR have set out the following, as required under the City of
Windsor OP:

10.2.13.2 Where a Planning Rationale Report is required, such a study should:
(a) Include a description of the proposal and the approvals required;
(b) Describe the Site’s previous development approval history;

(c) Describe major physical features or attributes of the Site including current land uses(s)
and surrounding land uses, built form and contextual considerations;

(d) Describe whether the proposal is consistent with the provincial policy statements
issued under the Planning Act;

(e) Describe the way in which relevant Official Plan policies will be addressed, including
both general policies and site-specific land use designations and policies;

(f) Describe whether the proposal addresses the Community Strategic Plan;

(9) Describe the suitability of the Site and indicate reasons why the proposal is appropriate
for this Site and will function well to meet the needs of the intended future users;

(h) Provide an analysis of the compatibility of the design and massing of the proposed
developments and land use designations;

(i) Provide an analysis and opinion as to why the proposal represents good planning,
including the details of any methods that are used to mitigate potential negative impacts;

(j) Describe the impact on the natural environment;
(k) Describe the impact on municipal services;

(I) Describe how the proposal will affect the social and/or economic conditions using
demographic information and current trends; and,

(m) Describe areas of compliance and non-compliance with the Zoning By-law.
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Planner’s Certificate:

| hereby certify that this report was prepared by Tracey Pillon-Abbs, a Registered Professional
Planner, within the meaning of the Ontario Professional Planners Institute Act, 1994.

Tracey Pillon-Abbs, RPP
Principal Planner
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Appendix E--Excerpts from the Provincial Policy Statement 2020

1.1 Managing and Directing Land Use to Achieve Efficient and
Resilient Development and Land Use Patterns

1.1.1

1.1.2

Healthy, liveable and safe communities are sustained by:

a)promoting efficient development and land use patterns which sustain the financial well-
being of the Province and municipalities over the long term;

b)accommodating an appropriate affordable and market-based range and mix of residential
types (including single-detached, additional residential units, multi-unit housing, affordable
housing and housing for older persons), employment (including industrial and commercial),
institutional (including places of worship, cemeteries and long-term care homes),
recreation, park and open space, and other uses to meet long-term needs;

c)avoiding development and land use patterns which may cause environmental or public
health and safety concerns;

e)promoting the integration of land use planning, growth management, transit-supportive
development, intensification and infrastructure planning to achieve cost-effective
development patterns, optimization of transit investments, and standards to minimize land
consumption and servicing costs;

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, informed by
provincial guidelines. However, where an alternate time period has been established for
specific areas of the Province as a result of a provincial planning exercise or a provincial
plan, that time frame may be used for municipalities within the area.

1.1.3. Settlement Areas

Settlement areas are urban areas and rural settlement areas, and include cities, towns, villages and
hamlets. Ontario’s settlement areas vary significantly in terms of size, density, population,
economic activity, diversity and intensity of land uses, service levels, and types of infrastructure
available.

The vitality and regeneration of settlement areas is critical to the long-term economic prosperity of
our communities. Development pressures and land use change will vary across Ontario. It is in the
interest of all communities to use land and resources wisely, to promote efficient development
patterns, protect resources, promote green spaces, ensure effective use of infrastructure and public
service facilities and minimize unnecessary public expenditures.
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1.1.3.1 Settlement areas shall be the focus of growth and development.

1.1.3.2 Land use patterns within settlement areas shall be based on densities and a mix of land uses
which:
a)efficiently use land and resources;
b)are appropriate for, and efficiently use, the infrastructure and public servic efacilities
which are planned or available, and avoid the need for their unjustified and/or
uneconomical expansion;
c)minimize negative impacts to air quality and climate change, and promote energy
efficiency;
d)prepare for the impacts of a changing climate;
e)support active transportation;
f)are transit-supportive, where transit is planned, exists or may be developed; and

1.1.3.3 Planning authorities shall identify appropriate locations and promote opportunities for
transit-supportive development, accommodating a significant supply and range of housing
options through intensification and redevelopment where this can be accommodated taking
into account existing building stock or areas, including brownfield sites, and the availability
of suitable existing or planned infrastructure and public service facilities required to
accommodate projected needs.

1.1.3.4 Appropriate development standards should be promoted which facilitate intensification,
redevelopment and compact form, while avoiding or mitigating risks to public health and
safety.

1.1.3.5 Planning authorities shall establish and implement minimum targets for intensification and
redevelopment within built-up areas, based on local conditions. However, where provincial
targets are established through provincial plans, the provincial target shall represent the
minimum target for affected areas.

1.1.3.6 New development taking place in designated growth areas should occur adjacent to the
existing built-up area and should have a compact form, mix of uses and densities that allow
for the efficient use of land, infrastructure and public service facilities.

1.3.2 Employment Areas

1.3.2.3 Within employment areas planned for industrial or manufacturing uses, planning authorities
shall prohibit residential uses and prohibit or limit other sensitive land uses that are not
ancillary to the primary employment uses in order to maintain land use compatibility.
Employment areas planned for industrial or manufacturing uses should include an

appropriate transition to adjacent non-employment areas.

1.3.2.4 Planning authorities may permit conversion of lands within employment areas to non-
employment uses through a comprehensive review, only where it has been demonstrated
that the land is not required for employment purposes over the long term and that there is
a need for the conversion.
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1.3.2.5 Notwithstanding policy 1.3.2.4, and until the official plan review or update in policy 1.3.2.4 is
undertaken and completed, lands within existing employment areas may be converted to a
designation that permits non-employment uses provided the area has not been identified as
provincially significant through a provincial plan exercise or as regionally significant by a
regional economic development corporation working together with affected upper and
single-tier municipalities and subject to the following:

a) there is an identified need for the conversion and the land is not required for employment
purposes over the long term;

b) the proposed uses would not adversely affect the overall viability of the employment area; and

c) existing or planned infrastructure and public service facilities are available to accommodate the
proposed uses.

1.4 Housing

1.4.1 To provide for an appropriate range and mix of housing options and densities required to
meet projected requirements of current and future residents of the regional market area,
planning authorities shall:

a) maintain at all times the ability to accommodate residential growth for a minimum of 15
years through residential intensification and redevelopment and, if necessary, lands which
are designated and available for residential development; and

b) maintain at all times where new development is to occur, land with servicing capacity
sufficient to provide at least a three-year supply of residential units available through
lands suitably zoned to facilitate residential intensification and redevelopment, and land in
draft approved and registered plans.

1.4.3 Planning authorities shall provide for an appropriate range and mix of housing options and
densities to meet projected market-based and affordable housing needs of current and future
residents of the regional market area by:

b) permitting and facilitating:
1. all housing options required to meet the social, health, economic and well-being requirements of

current and future residents, including special needs requirements and needs arising from
demographic changes and employment opportunities; and

2. all types of residential intensification, including additional residential units, and redevelopment in
accordance with policy 1.1.3.3;

Development & Heritage Standing Committee - June 6, 2022
Page 338 of 891



c) directing the development of new housing towards locations where appropriate levels of
infrastructure and public service facilities are or will be available to support current and
projected needs;

d) promoting densities for new housing which efficiently use land, resources, infrastructure and
public service facilities, and support the use of active transportation and transit in areas where it
exists or is to be developed;

1.6 Infrastructure and Public Service Facilities

1.6.1 Infrastructure and public service facilities shall be provided in an efficient manner that
prepares for the impacts of a changing climate while accommodating projected needs.

1.6.6 Sewage, Water and Stormwater

1.6.6.2 Municipal sewage services and municipal water services are the preferred form of servicing
for settlement areas to support protection of the environment and minimize potential risks
to human health and safety. Within settlement areas with existing municipal sewage
services and municipal water services, intensification and redevelopment shall be promoted
wherever feasible to optimize the use of the services.

1.6.6.7 Planning for stormwater management shall:

a) be integrated with planning for sewage and water services and ensure that systems are
optimized, feasible and financially viable over the long term;

b) minimize, or, where possible, prevent increases in contaminant loads;

c) minimize erosion and changes in water balance, and prepare for the impacts of a
changing climate through the effective management of stormwater, including the use of
green infrastructure;

d) mitigate risks to human health, safety, property and the environment;

e) maximize the extent and function of vegetative and pervious surfaces; and

f) promote stormwater management best practices, including stormwater attenuation and
re-use, water conservation and efficiency, and low impact development.

1.6.7.1 Transportation systems should be provided which are safe, energy efficient, facilitate the
movement of people and goods, and are appropriate to address projected needs.
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1.6.7.2 Efficient use should be made of existing and planned infrastructure, including through the
use of transportation demand management strategies, where feasible.

1.6.7.4 A land use pattern, density and mix of uses should be promoted that minimize the length
and number of vehicle trips and support current and future use of transit and active
transportation.

3.0 Protecting Public Health and Safety

Ontario's long-term prosperity, environmental health and social well-being depend on reducing the
potential for public cost or risk to Ontario’s residents from natural or human-made hazards.

Development shall be directed away from areas of natural or human-made hazards where there is
an unacceptable risk to public health or safety or of property damage, and not create new or
aggravate existing hazards.

Mitigating potential risk to public health or safety or of property damage from natural hazards,
including the risks that may be associated with the impacts of a changing climate, will require the
Province, planning authorities, and conservation authorities to work together.
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Appendix F -Excerpts from the City of Windsor Official Plan

3.2 Growth Concept

The 1996 Census population of Windsor was 197,695. Windsor"s population is expected to
increase by between 11,980 to 23,280 from 1996 to 2016. This growth and corresponding
demographic changes, is projected to result in the need for an additional 10,950 dwelling units
and create between 13,900 and 29,600 new jobs. This, in turn, will result in the projected
development of between 390 to 476 hectares of residential lands and 243 to 514 hectares of
employment and commercial lands.

The policies of this Plan are directed toward accommodating the projected growth through
practical and efficient land use management strategies that promote a compact pattern of
development and balanced transportation system. Compatible residential, commercial and
employment growth will be directed to appropriate locations within existing and planned
neighbourhoods to reduce development and infrastructure costs and provide opportunities to
live, work and shop in City of Windsor Official Plan @ Volume | @ Development Strategy 3 - 3
close proximity.

Mixed use developments will be encouraged with strong pedestrian orientations and to support
public transit. This concept will enable Windsor to continue its growth and foster a vibrant
economy, while ensuring a safe, caring and diverse community and a sustainable, healthy
environment.

In order to manage growth consistent with the community vision, the following key policy
directions are provided for in the other chapters ofthis Plan.

3.2.1 Safe, Caring and Diverse Community
NEIGHBOURHOOD HOUSING VARIETY

3.2.1.2 Encouraging a range of housing types will ensure that people have an opportunity to live
in their neighbourhoods as they pass through the various stages of their lives. Residents will
have a voice in how this new housing fits within their neighbourhood. As the city grows, more
housing opportunities will mean less sprawl onto agricultural and natural

lands.

DISTINCTIVE NEIGHBOURHOOD CHARACTER

3.2.1.3 Windsor will keep much of what gives its existing neighbourhoods their character —
trees and greenery, heritage structures and spaces, distinctive area identities, parks, and
generally low profile development outside the City Centre. Around the neighbourhood centres,
the existing character of the neighbourhood will be retained and enhanced. Newly developing
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areas will be planned to foster their own unique neighbourhood identities with a mixture of
homes, amenities and services.

3.2.3 Sustainable, Healthy Environment
TRANSPORTATION SYSTEM

3.2.3.1 Windsor will work toward achieving a sustainable transportation system where all
modes of transportation can play a more balanced role. The creation of mixed use and
employment centres will allow businesses and services to be closer to homes and allow greater
opportunities for walking, cycling and transit.

6.1 Goals
In keeping with the Strategic Directions, Council’s land use goals are to achieve:

NEIGHBOURHOODS
6.1.1--Safe, caring and diverse neighbourhoods.

RESIDENTIAL
6.1.3--Housing suited to the needs of Windsor’s residents.

MIXED USE
6.1.10--Pedestrian oriented clusters of residential, commercial, employment and institutional
uses.

COMPATIBLE DEVELOPMENT
6.4.1.3--To ensure that employment uses are developed in a manner which are compatible with
other land uses.

RANGE OF USES
6.4.1.4--To accommodate a full range of employment activities in Windsor.

ACCESSIBLE
6.4.1.6--To locate employment activities in areas which have sufficient and convenient access
to all modes of transportation.

INFRASTRUCTURE
6.4.1.8--To ensure that adequate infrastructure services are provided to employment areas.

6.4.3 Industrial Policies
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The Industrial land use designation provides for a broad range of industrial uses which, because
of their physical and operational characteristics, are more appropriately clustered together and
separated from sensitive land uses. This designation is also applied to certain older industrial
areas of Windsor where such a separation may not have been achieved.

PERMITTED USES
6.4.3.1

Uses permitted in the Industrial land use designation identified on Schedule D: Land Use include
establishments which may exhibit any or all of the following characteristics:

(a) large physical size of site or facilities;

(b) outdoor storage of materials or products;

(c) large production volumes or large product size;

(d) frequent or continuous shipment of products and/or materials;
(e) long hours of production and shift operations;

(f) likelihood of nuisances, such as noise, odour, dust or vibration;
(g) multi-modal transportation facilities;

6.9 Mixed Use

The lands designated as “Mixed Use” on Schedule D: Land Use provide the main locations for
compact clusters of commercial, office, institutional, open space and residential uses. These
areas are intended to serve as the focal point for the surrounding neighbourhoods, community
or region. As such, they will be designed with a pedestrian orientation and foster a distinctive
and attractive area identity.

The following objectives and policies establish the framework for development decisions in
Mixed Use areas.

6.9.1 Objectives
MULTI-FUNCTIONAL AREAS
6.9.1.1--To encourage multi-functional areas which integrate compatible commercial,

institutional, open space and residential uses.

COMPACT FORM
6.9.1.2--To encourage a compact form of mixed use development.

6.9.2 Policies--PERMITTED USES
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6.9.2.1--Uses permitted in the Mixed Use land use designation include retail and service
commercial establishments, offices, cultural, recreation and entertainment uses, and
institutional, open space and residential uses, exclusive of small scale Low Profile residential
development.

LOCATIONAL CRITERIA

6.9.2.3-Mixed Use development shall be located where:

(a)there is access to a Controlled Access Highway, Class | or Class Il Arterial Roads or Class |
Collector Road;

(b)full municipal physical services can be provided;

(c)public transportation service can be provided; and

(d)the surrounding development pattern is compatible with Mixed Use development.

EVALUATION CRITERIA

6.9.2.4--At the time of submission, the proponent shall demonstrate to the satisfaction of the
Municipality that a proposed Mixed Use development is:

City of Windsor Official Plan @ Volume | @ Land Use 6 - 54

(a) feasible having regard to the other provisions of this Plan, provincial legislation, policies and
appropriate guidelines and support studies for uses:

(i) within or adjacent to any area identified on Schedule C: Development Constraint Areas and
described in the Environment chapter of this Plan;

(ii) within a site of potential or known contamination;

(iii) where traffic generation and distribution is a provincial or municipal concern; and

(iv) adjacent to sensitive land uses and/or heritage resources.

(b) in keeping with the goals, objectives and policies of any secondary plan or guideline plan
affecting the surrounding area;

(c) capable of being provided with full municipal physical services and emergency services;

(d) provided with adequate off street parking;

(e) pedestrian oriented;

(f) compatible with the surrounding area in terms of scale, massing, height, siting, orientation,
setbacks, parking and landscaped areas; and

(g) acceptable in terms of the proposal’s market impacts on other commercial areas (see
Procedures chapter).

DESIGN GUIDELINES

6.9.2.5--The following guidelines shall be considered when evaluating the proposed design of a
Mixed Use development:

(a) the ability to achieve the associated policies as outlined in the Urban Design chapter of this
Plan;

(b) the mass, scale, orientation, form, and siting of the development achieves a compact urban
form and a pedestrian friendly environment;
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(c) at least one building wall should be located on an exterior lot line and oriented to the street
to afford direct sidewalk pedestrian access from the public right-of-way;

(d) permanent loading, service and parking areas should be located so as not to significantly
interrupt the pedestrian circulation or traffic flow on the public right-of-way or within a Mixed
Use area;

(e) mid-block vehicular access to properties is generally discouraged and is encouraged via a
rear yard service road or alley;

(f) parking areas shall be encouraged at the rear of buildings;

(g) safe and convenient pedestrian access between buildings and public transportation stops,
parking areas and other buildings and facilities should be provided;

(h) the development is designed to foster distinctive and attractive area identity;

(i) the public rights-of-way are designed to foster distinctive and attractive area identity and to
provide for vehicle use, regular public transportation service as well as pedestrian and cycling
travel; and

(j) integration of the development with the surrounding uses to contribute to the unique
character of the area.

DEVELOPMENT ADJACENT TO A CORRIDOR

7.2.8.8 Council shall evaluate a proposed development adjacent to a Rail Corridor, in
accordance with the following:

(a) All proponents of a new development within 300 metres of a rail corridor, may be required
to complete a noise study to support the proposal, and if the need for mitigation measures is

determined by such study, shall identify and recommend appropriate mitigation measures, in

accordance with the Procedures chapter of this Plan;

(b) All proponents of new development, located within 75 metres of a rail corridor, shall
complete a vibration study to support the City of Windsor Official Plan & Volume | @
Infrastructure 7 — 25 proposal, and if the need for mitigation measures is determined by such
study, shall identify and recommend appropriate mitigation measures, in accordance with the
Procedures chapter of this Plan;

EVALUATION CRITERIA
11.6.3.3 --When considering applications for Zoning By-law amendments, Council shall consider
the policies of this Plan and will, without limiting the generality of the foregoing, consider such

matters as the following:

(a) The relevant evaluation criteria contained in the Land Use Chapter of this Plan, Volume II:
Secondary Plans & Special Policy Areas and other relevant standards and guidelines;

(b) Relevant support studies;

(c) The comments and recommendations from municipal staff and circularized agencies;
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(d) Relevant provincial legislation, policies and appropriate guidelines; and

(e) The ramifications of the decision on the use of adjacent or similar lands.

Volume Il, Part 1-Special Policy areas
1.7 Sandwich Street and Chappell Avenue (amended by OPA #4 —05/03/2001)

SOUTHEAST CORNER

1.7.1 The property comprising Lot 28, south side of Sandwich Street and part of Lot 28 north
side of Peter Street, Registered Plan 40, located on the southeast corner of Sandwich Street and
Chappell Avenue is designated on Schedule A: Planning Districts and Policy Areas in Volume | —
The Primary Plan

ADULT ENTERTAINMENT PARLOUR

PERMITTED

1.7.2 Notwithstanding Section 6.4.3.2 (c) of this Plan respecting Adult Entertainment Parlours in
areas designated “Industrial”, the lands identified as 3885 Sandwich Street may be used for an
Adult Entertainment Parlour.
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Appendix G -Excerpts from Zoning By-law 8600
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Page 5.1
rSE[ZTI«DI‘\T 8 - DEVELOPMENT RESERVE DISTRICTS. 1 (DRD1.)

{ADDED by B/L 270-200L, Nov. 152001; AMENDED by B/L 168-2002, Jaly 1872002; BL 164-2010, Nov. 1772010;
AMENDED by B/L 164-2017, Dec. 72017 [ING/5270] . AMENDED by BL 95-2018, Ang. 21/2018;

8.1 DEVELOPMENT RESERVE DISTRICT 1.1 (DRD1.1)

§1.1 FERMITTED USES
Liirting Dwaliing
Any use accessory to an Exisang Dveilme
g15 PROVISIONS
.1 Lot Width — minimum As Existing
2 Lot Ares — minimum A Existing
.3 Lot Cowverage — Total — maximum 45 0%
4 Main Building Height — maxinmm 10.0m
25 Front Yard Depth — minimurm G.0m
A4 Poear Yard Depth — minimwm T.50m
7 Side Yard Width — minimum 1.20m

(AMENDED by BL 95-2018, Aue. 71, 2018)
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TABLE 242051 - REQUIRED PARRING SPACES

USE PARKING RATE - MINIMIUAL
Adult Entestainment Parloar 1 for each 7.5 of GFA
Art Gallery 1 for each 45 ¥ GFA
Automatic Car Wash a
Amtomobile Repair Garage 1 for each 45 ¥ GFA
Antomobile Sales Lot 1 for each 45 o¥ GFA
Bake Shop 1 for each 22 5 nf GFA

1 for each 450F GFA for the first 2,700 of GFA

Bakery and 1 for esch additional 180 ¥
Billiard Hall 1 for each 22 5 nf GFA
Bingo Hall 1 for each 22 5 nf GFA
Bowling Alley 4 pex allay

Banlding Material Fecycling Centre

1 for each 45 m® GFA

Busimess Office

1 for each 45 m® GFA

Chuech (mchading 3 Chusch Hall)

1 for each 5.5 o GFA uses as 3 chech chapal or
sancnwary AND 1 for each 36 m' GFA not used s
a crch, chapel or sancuary

Chab 1 for emch 22 5 my GFA
Coin Crperated Car Wash 0
Collage Stdent Fesidence 1 fior each 4 beds

Collision Shop

1 for emch 45 m® GFA

Comabined Tse Building — Dwelling Uity

1.25 for each dwelling vmiz

2.5 for emch classroom or teaching ares ARD 1

Commercial School for each 225 nF of GFA of cafeteria, auditorinm,
mnmasim and other area of assemhby
Confectionary 1 fior each 45 o GFA for the firss 2 700 o GFA

AND 1 for each additional 1580 of

Confectioner’s Shop

1 for each 725 mf GFA

Comracior’s Office

1 for emch 45 of GF A usad as 2 business office
AMND 1 for esch 200 m® GFA usad as 2 warshouse

Comrrendence Store

1 for each 22 5of GFA

Comrvenst or Monastery 1 fior each 4 beds

Correctionsl Facility 1 for each 2 beds

Dray Mursery 1.5 for ench classToom or teaching ares
Daible-chiplex Drvelling 4

Drive-through Food Cwdet 1 for each 22 5 of GFA
Drive-through Festaurans 1 for each 7.5 m* GFA

Daplex Dwelling 2
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24241

EEQUIRED ACCESSIELE PARKING SPACES

.1 There shall be provided accessible parking spaces as shown in Table 2424 1

TABLE 24.241 - REQUIRED ACCESSIBLE PAEKING 5PACES

TOTAL NUMEER OF
PARRING SPACES IN

REEQUIEED NUMBER OF ACCESSIBELE
FARKING SPACES — MINIMTAIL

FAFEKING AREA TYFE A TYFEB
1 to 25 1 space ]
2 percent of 2 percent of
26 to 100
? parking spaces parking spaces
. 0.5 space plus
1 &
101 wo 200 1.5 percent of parking spaces 1.5 percent of parking spaces
201 to 1,000 0.5 space phus 1l space plus

1,001 or mora

1 percent of parking spaces
5 spaces phis
0.5 percent of parking spaces

1 percent of parking spaces
5.5 spaces phis
(.5 percent of parking spaces

[

Fage 49

If the calculstion of the mumber of required Type A and Type B accessible

parking spaces results i 3 number containing a faction, the number shall be
rounded up to the neasrest whole nurphar:
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COMMENTS
Canada Post

This development, as described, falls within our centralized mail policy.

| will specify the condition which | request to be added for Canada Post Corporation's
purposes.

a) Canada Post's multi-unit policy, which requires that the owner/developer provide
the centralized mail facility (front loading lockbox assembly or rear-loading
mailroom [mandatory for 100 units or more]), at their own expense, will be in effect
for buildings and complexes with a common lobby, common indoor or sheltered
space.

Should the description of the project change, | would appreciate an update in order to
assess the impact of the change on mail service.

If you have any questions or concerns regarding these conditions, please contact me. |
appreciate the opportunity to comment on this project.

Enbridge = Windsor Mapping

After reviewing the proposal liaison sheet and consulting our mapping system, please
note that Enbridge Gas has active infrastructure along the north side of the right-of-way
of Chappell Ave. A PDF drawing has been attached for reference.

Please Note:

1. The shown piping locations are approximate and for information purposes only

2. The drawings are not to scale

3. This drawing does not replace field locates. Please contact Ontario One Call for
onsite locates prior to excavating, digging, etc

Enbridge Gas requires a minimum separation of 0.6m horizontal and 0.3m vertical from
all of our plant less than NPS 16 and a minimum separation 1.0m horizontal and 0.6m
vertical between any CER-regulated and vital pipelines. For all pipelines (including vital
pipelines), when driling parallel to the pipeline, a minimum horizontal clearance
measured from the edge of the pipeline to the edge of the final bore hole of 1 m (3.3 ft)
is required. Please ensure that this minimum separation requirement is maintained, and
that the contractor obtains locates prior to performing any work and utilizes safe
excavation practices while performing any work in the vicinity.

Also, please note the following should you find any abandoned infrastructure in the area:

e Any pipe that is excavated, please assume that it is live

o If during the course of any job, any pipe is found that is not on the locate sheet and
is in conflict with your work, please call our emergency number (1-877-969-0999), and
one of our Union Gas representatives will respond to determine if that plant is in fact
live or dead
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¢ Please note that our Enbridge Gas representative will respond to the live or dead call
within 1-4 hours, so please plan your work accordingly.

George Robinson - Site Plan Control

Given the site location and proximity to Windsor Salt operations, we recommend getting
someone internal to review their Geotechnical Study as part of the liason for the rezoning,
rather than leaving that until SPC. Public Works or the Building Department may have
capacity to do this. Recommend seeking clarification regarding the foundation type and
strategy. i.e.: traditional piers/walls/footings, vs raft, vs pilings, etc.

Circulation to Windsor Salt on the OPA and ZBA should be considered.

See section 4.3.1 of the noise study report for a list of surrounding land uses that produce
noise. In the context of the upcoming consultant’s study on residential development and
the RICBL, recommend reviewing suitability with management.

Site Plan Comments for report:

Pre-consultation review of the site plan application package is required prior to
acceptance of an application for Site Plan Control, arrange consultation with a Site Plan
Approval Officer. Contact George Robinson (grobinson@citywindsor.ca) or Jason
Campigotto (jcampigotto@citywindsor.ca) with PDF copies of the plans to start
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application process. Refer to Appendix ‘B’ of the Site Plan Approval Application for
drawing information requirements.

Jason Scott - Transit Windsor

Transit Windsor has no objections to this development. The closest existing transit route to
this property is the Crosstown 2. The closest existing bus stop to this property is located on
Prince at Peter Southeast Corner. This bus stop is approximately 450 metres from this
property falling outside of our 400 metre walking distance guideline to a bus stop. Our
Council approved Transit Master Plan will introduce a new secondary route along
Sandwich in the area of this development with a probable bus stop located on Sandwich
at Chappell providing direct transit service for this development.

Rania Toufeili = Transportation Planning

This development is proposing a significant reduction in parking and no Parking Study
was provided. I'm looking through my files and | don’t think this application came through
pre-submission.

Sometimes developers discuss parking in the TIS but they barely touched on it here. They
should provide a Parking Study to justify the deficiency (PRR says its 85 spaces short). I'll
include that a Parking Study is needed in my comments.

Amended Comments — April 5, 2022

The TIS is for the same proposal, and they assumed a conservative background growth
so it would still be relevant. There are no additional comments for the TIS and it's
acceptable.

However, as indicated before they will need parking study, the deficiency is very large.

- A parking study is required for this development for review due to the large deficiency
with respect to Zoning By-Law 8600. The site plan does not indicate the correct
deficiency value.

- A 4.6 meter corner cut-off is required at the corner of Sandwich Street and Chappell
Avenue.

- Sandwich Street is classified as a Class Il Arterial according to the Official Plan with a
required right-pf-way width of 20.1 meters per Schedule X. The existing right-of-way
width is sufficient and therefore no conveyance is required.

- Chappell Avenue is classified as a local road according to the Official Plan with a
required right-of-way width of 20 meters. The existing right-of-way width is sufficient
and therefore no conveyance in required.

- ATIS was submitted for review with this application. The TIS has been reviewed and
indicates that the no off-site improvements are required to accommodate this
development.
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- All new accesses shall conform to the TAC Geometric Design Guide for Canadian
Roads and the City of Windsor Standard Engineering Drawings.

- All exterior paths of travel must meet the requirements of the Accessibility for
Ontarians with Disabilities Act (AODA).

Amended Comments - May 18, 2022

A TIS memo and updated parking study are required for the current proposal at this
development.

The following can be noted to help justify the parking deficiency through the parking
study:

- Ideally, the deficiency should be minimized if possible. Parts of the commercial
space can be converted to amenity space to help decrease the need for
parking if that option is viable.

- Zoning by-law deficiency should be correctly identified. Currently the deficiency
is 85 spaces under the last proposal, if the proposal changes that might
decrease.

- The developer can speak to how parking will be managed on site and the
different peak parking times for the different uses (residential peak parking is in
the evening and commercial is typically weekends during the day). Parking
requirements will vary throughout the day for the different parts of the
development.

- ITE Parking Generation Guide can be used to justify what parking requirements
could be for the proposed use. A rate of 1 space per dwelling for each
residential unit can be used per ITE land use code 222.

- Mitigation options should be considered (increase in bicycle parking, transit
options in the area, etc.)

- On street parking availability can be used to help justify the deficiency, this was
identified in the previous parking study as well.

- The specific expected use for commercial can be identified at this point if it is
known, some commercial types require less parking than others such as small
shops in a strip plaza versus a food store.

Jose Mejalli = Assessment Management Officer

No objection to the construction of an 11 storey Combined Use Building with 150
residential units and 12 retail spaces and respect relief from the maximum building height,
minimum amenity space, and minimum parking space provisions

ERCA
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The following is provided as a result of our review of Zoning By-Law Amendment Z-028-21
ZNG6503 OPA153 OPA6504. The purpose of the ZBA and OPA application is to permit the
construction of an 11 storey Combined Use Building with 150 residential units and 12 retail
spaces. The applicant seeks relief from maximum building height, minimum amenity
space, and minimum parking space provisions.

DELEGATED RESPONSIBILITY TO REPRESENT THE PROVINCIAL INTEREST IN NATURAL HAZARDS
AND REGULATORY RESPONSIBILITIES ASSOCIATED WITH THE CONSERVATION AUTHORITIES
ACT

The following comments reflect our role as representing the provincial interest in natural
hazards as outlined by Section 3.1 of the Provincial Policy Statement of the Planning Act
as well as our regulatory role as defined by Section 28 of the Conservation Authorities Act.

We have reviewed our floodline mapping for this area and it has been determined this
site is not located within a regulated area that is under the jurisdiction of the ERCA
(Section 28 of the Conservation Authorities Act). As a result, a permitis not required from
ERCA for issues related to Section 28 of the Conservation Authorities Act, Development,
Interference with Wetlands and Alteration to Shorelines and Watercourses Regulation
under the Conservations Authorities Act, (Ontario Regulation No. 158/06).

The applicant will require a development review from the Essex Region Conservation
Authority at the time of Site Plan Control.

Significant Groundwater Recharge Area (SGRA)

The property is located within a Significant Groundwater Recharge Area (SGRA). There
are no associated Significant Drinking Water Threats (SDWTS) or policies with these areas
because the municipal water treatment plant does not use groundwater as its
supply. However, the proponent should consider the sensitive nature of this natural
feature. These areas are at a greater risk for contamination from land use activities. Any
future proposed activity on these properties at minimum should not result in increased risk
of contamination of the recharge area.

WATERSHED BASED RESOURCE MANAGEMENT AGENCY

The following comments are provided in an advisory capacity as a public commenting
body on matters related to watershed management.

SECTION 1.6.6.7 PPS, 2020 - Stormwater Management
We are concerned with the potential impact of the quality and quantity of runoff in the
downstream watercourse due to future development of this site.

We recommend that the municipality ensure through the Site Plan Control process that
the release rate for any future developmentis controlled to the capacity available in the
existing storm sewers/drains. In addition, that stormwater quality and stormwater quantity
are addressed up to and including the 1:100 year storm event and be in accordance
with the guidance provided by the Stormwater Management Planning and Guidance
Manual, prepared by the Ministry of the Environment (MOE, March 2003) and the
Windsor-Essex Region Stormwater Management Standards Manual.
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If this property is subject to Site Plan Control, we request to be included in the circulation
of the Site Plan Control application. We reserve to comment further on storm water
management concerns, until we have had an opportunity to review the specific details
of the proposal through the site plan approval stage.

PLANNING ADVISORY SERVICE TO PLANNING AUTHORITIES - NATURAL HERITAGE POLICIES
OF THE PPS, 2020

The following comments are provided from our perspective as an advisory service
provider to the Planning Authority on matters related to natural heritage and natural
heritage systems as outlined in Section 2.1 of the Provincial Policy Statement of the
Planning Act. The comments in this section do not necessarily represent the provincial
position and are advisory in nature for the consideration of the Planning Authority.

The subject property is not within or adjacent to any natural heritage feature that may
meet the criteria for significance as defined by the PPS. Based on our review, we have
no objection to the application with respect to the natural heritage policies of the PPS.

FINAL RECOMMENDATION

With the review of background information and aerial photograph, we advise that a
stormwater management plan be completed to the satisfaction of the City of Windsor
and the Essex Region Conservation Authority, at the time of Site Plan Control. The
applicant will require a development review from the Essex Region Conservation
Authority at the time of Site Plan Control.

Barbara Rusan — Building Department

The Building Code Act, Section 8.(1) requires that a building permit be issued by the Chief
Building Official for construction or demolition of a building. The building permit review
process occurs after a development application receives approval and once a building
permit application has been submitted to the Building Department and deemed a
complete application.

Due to the limited Ontario Building Code related information received, review of the
proposed project for compliance to the Ontario Building Code has not yet been
conducted.

It is strongly recommended that the owner and/or applicant contact the Building
Department to determine building permit needs for the proposed project prior to building
permit submission.

The City of Windsor Building Department can be reach by phoning 519-255-6267 or,
through email at buildingdept@citywindsor.ca

In addition to the above this development would require a Record of Site Condition (i.e.
proposed change to a more sensitive land use - residential from previous commercial
use).
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Frank Garardo — Policy & Special Studies

The proposed Official Plan and Zoning by-law amendments will allow a mixed use
development with commercial uses on the main floor and dwelling units as an additional
permitted use above commercial use(s) at 0 Sandwich Street and 3885 Sandwich Street
(Plan 40 PT Lot 28 East Side; & Pt Lot 28 West Side; Corner).

The OPA will change the land use designation from “Industrial” to site specific “Industrial”
to permit additional residential uses.

The subject property is designated as “Industrial” on Schedule D: Land use of the city of
Windsor Official Plan.

The subject property islocated in an area identified as regional employment on Schedule
“J" of the City of Windsor Official Plan.

The subject property is identified on Schedule ‘C-1" of the Official Plan as having High
Archaeological Potential.

The subject property is identified on Schedule G: Civic image as a “Civic Way" in the City
of Windsor Official Plan.

The subject property is located within the vicinity of railyards and corridors on Schedule
F: of the City of Windsor Official Plan.

The subject property is located within the vicinity of “Pollution Control Plant” on Schedule
C: Development Constraints in the City of Windsor Official Plan.

The proposal is located in an industrial area with nearby industrial and active salt solution
mining operations.

Recommendations from the Noise and Vibration studies and Geotechnical studies should
be applied.

Barry Horrobin = Police Services

The Windsor Police Service has no concerns or objections with the proposed Official Plan
and Zoning By-law amendment to permit a multi-storey combined use building on the
subject property. The proposed redevelopment will offer an injection of positive activity
generation into a long vacant space that wil be beneficial to the surrounding
neighbourhood. In addition, a review of the draft site plan shows a layout that wiill
facilitate proper emergency police response capability. We will provide more detailed
comments that pertain to specific safety and security requirements for this development
once the application reaches the site plan review stage.
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Kristina Tang — Heritage Planner

Archaeological Assessment Report Entitled "Stage 1 &2 Archaeological Assessment 3885
Sandwich Street Part of Lots 27 &28 East of Sandwich Street and Part of Lot 28 West of
Peter Street Registered Plan 40 Geographic Township of Sandwich City of Windsor Essex
County", Dated Apr 15, 2020, Filed with MTCS Toronto Office on N/A, MTCS Project
Information Form Number P321-0110-2020, MTCS File Number 0012209, has been entered
into the Ontario Public Register of Archaeological Reports. Although the report
recommends that no further archaeological assessment of the property is
recommended, the applicant is still to note the following archaeological precautions:

1. Should archaeological resources be found during grading, construction or soil
removal activities, all work in the area must stop immediately and the City’s Planning
& Building Department, the City's Manager of Culture and Events, and the Ontario
Ministry of Heritage, Sport, Tourism and Culture Industries must be notified and confirm
satisfaction of any archaeological requirements before work can recommence.

2. Inthe event that human remains are encountered during grading, construction or soil
removal activities, all work in that area must be stopped immediately and the site
secured. The local police or coroner must be contacted to determine whether or not
the skeletal remains are human, and whether the remains constitute a part of a crime
scene. The Local police or coroner will then notify the Ontario Ministry of Heritage,
Sport, Tourism and Culture Industries and the Registrar at the Ministry of Government
and Consumer Services if needed, and notification and satisfactory confirmation be
given by the Ministry of Heritage, Sport, Tourism and Culture Industries.

Contacts:
Windsor Planning & Building Department:
519-255-6543 x6179, ktang@citywindsor.ca, planningdept@citywindsor.ca

Windsor Manager of Culture and Events:
Michelle Staadegaard, O) 519-253-2300x2726, © 519-816-0711,
mstaadegaard@citywindsor.ca

Ontario Ministry of Heritage, Sport, Tourism and Culture Industries Archaeology Programs
Unit, 1-416-212-8886, Archaeology@ontario.ca

Windsor Police: 911

Ontario Ministry of Government & Consumer Services A/Registrar of Burial Sites, War
Graves, Abandoned Cemeteries and Cemetery Closures, 1-416-212-7499,
Crystal.Forrest@ontario.ca

In addition, there’s a question | had below about Geotechnical. Who would be reviewing
the Geotechnical from the City's side, are the construction vibrations reasonable and
monitored for surrounding areas? There's a heritage property in the vicinity but some
houses down so may/may not be impacted.

395 Chappell Ave House ¢1915 Regency Cottage; bellcast hipped
roof Sandwich
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Anne Marie Albidone - Environmental Services

No concerns

Stefan Fediuk — Landscape Architect

Pursuant to the application for a zoning amendment (Z 028-21 [ZNG-6503] & OPA 152
[OPA-6504) to permit the construction of an 11 storey Combined Use Building with 150
residential units and 12 retail spaces on the subject, please note no objections.

The applicant is also looking for relief from maximum building height, minimum amenity
space, and minimum parking space provisions. Please note the following comments:

Zoning Provisions for Parking Setback:

The proposed zoning of CD2.2 does not regulate setbacks. Section 25 Parking Area
General Provisions requires setbacks for parking areas from any street to be 3.0m
minimum as a landscaped yard. Please include a site-specific zoning provision in
conjunction with the amendment for change of permitted use, specifying a minimum 3.0
m landscape set back for parking areas in the Exterior Yard.

The Planning Rationale Report Identifies that there are a total of 157 parking spaces yet
the Site plan identifies 185 spaces. As difference of 28 spaces. However, the PRR also
indicates that the required number of spaces is 242 for the proposed site-specific CD2.2
Zoning.

Landscape Open Space provided is 877.56mz2. It is also proposed Section 5.1.3 Zoning
Bylaw (ZBL) of the PRR as part of calculations for relief of 864.1m2 for the Minimum Amenity
Areas from 1,800m2. Interpretation that amenity areas include all landscape areas is
incorrect. Areas of green space that are part of required landscape setbacks should not
be part of this calculation. Per the Zoning Bylaw, "Amenity Area" means a landscaped
open space yard or a recreational facility as an accessory use to a dwelling or a dwelling
unit located on the same lot therewith. The landscape areas proposed on the site plan
could not provide any recreational activity or accessory use that could be considered
amenity space, therefore they cannot be considered as amenity space. In addition the
PRR also suggests that private balconies attached to residential units be considered. As
private spaces they are not open to the public and should not be considered as public
amenity space. Based on that clarification, the requested site-specific relief is greater
than proposed and should be identified as follows:

¢ Required: 1,800m2

e Proposed: 58.34m2

o Requested Relief: 1,741.66m2.

The PRR also suggests that the site is in close proximity to nearby parks. Per Discover Our
Parks; the City of Windsor's Parks and Outdoor Recreation Master Plan, the standard of
0.8km (1.2miles) is considered a comfortable walking distance for pedestrians to public
parks. The closest public park to the site is the college Avenue Bikeway at 0.826km from
the site. Recent studies have concluded that aging populations, in urban areas are only
willing to walk half that distance, making the proposed development more isolated from
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public amenity spaces provide by the City. In addition, the parks sited by the PRR are
farther yet with Mic Mac Park (including the Novelletto Complex) at 1.07km (1.53km) and
Black Oak Heritage Park further yet at over 2km away.

Therefore the need for common amenity space at this site is extremely important and will
need to be considered in the final development through the provision of outdoor open
space, orinterior or roof top common space amenity facilities for the proposed residential
density.

Tree Preservation:

There is a remnant hedgerow of trees and scrub undergrowth running north-south along
the back boundary line the site. For submission to Site Plan Review to assess the urban
tree canopy loss and any potential for preservation a tree inventory identifying species,
location, and condition of all trees on the subject lands and abutting municipal
boulevards is required.

Parkland Dedication:
All requirements will be determined at the time a Site Plan application is received.

Adam Coates — Senior Urban Designer

- Encourage the applicant to increase the floor to floor height of the first floor in order
to be complimentary to the traditional ground floor commercial volumes found in the
adjacent Sandwich Heritage Conservation District. A minimum ground floor height of
14 feet is encouraged.

- Further exterior design opportunities will be explored during the Site Plan Control
process, with respect to exterior materials, and demarcations.

Robert Perissinotti = Engineering & ROW

The subject lands are located at 0 Sandwich St and 3885 Sandwich St. The applicant is
proposing to construct an 11 storey Combined use building with 150 residential units and
12 retail spaces. The lands are Industrial in the City of Windsor Official Plan, zoned
Commercial District 2.1 (CD2.1), Development Reserve District 1.1 (DRD1.1), and
Manufacturing District 1.4 (MD1.4) in Zoning By-law 8600. The applicant is requesting relief
from maximum building height, minimum amenity spaces and minimum parking space
provisions.

It should be noted that the listed property owner of 0 Sandwich Street and 3885 Sandwich
Street currently differ. This area of Sandwich Street has planned future reconstruction
project which will involve relining most of the sewers in the area, new curb and gutter,
sidewalks, grade adjustments and a proposed new curb layout to accommodate
parking along Sandwich St along the development site. The reconstruction timeline has
yet to be solidified. Further impacts and requirements for the development as a result of
the Sandwich St redevelopment will be addressed during the SPC process.
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SEWERS - There is a 450mm vitrified clay combined sewer located in the Sandwich St right-
of-way and a 250mm vitrified clay combined sewer located in the Chappel Avenue right-
of-way. A sewer servicing study will be required for sanitary and storm. The proposed
development includes a new parking area therefore storm water management and a
site-grading plan will be required restricting storm water flow to pre-development
conditions.

RIGHT-OF-WAY - Sandwich Street as Class 2 Arterial Road requiring a right-of-way width
of 20.1m, the current right-of-way is sufficient and no conveyance is required at this time.
Chappell Avenue as Local Road requiring a right-of-way width of 20.1m, the current right-
of-way is sufficient and no conveyance is required at this time. The right-of-way along
Sandwich Street is located within the ERCA regulated lands and consultation with Essex
Region Conservation Authority will be required to determine requirements.

A 4.6 x 4.6 meter corner cut-off is required at the north-west corner of Sandwich Street
and Chappell Avenue.

Driveways are to be constructed as per AS-204, complete with straight flares and no
raised curbs within the right-of-way. Redundant curb cuts and sidewalks shall be removed
and restored in accordance with City Standards to the satisfaction of the City Engineer.
A Street Opening permit will be required for any work in the right-of-way.

In summary we have no objection to the proposed rezoning, subject to the following
requirements (requirements will be enforced at the time of Site Plan Control):

Site Plan Control Agreement - The applicant enters into an agreement with the City of
Windsor for all requirements under the General Provisions of the Site Plan Control
Agreement for the Engineering Department.

Corner Cut-off — The owner agrees prior to the issuance of a construction permit, to
gratuitously convey a 4.6m x 4.6m (15'x15’) corner cut-off at the north-east intersection
of Sandwich Street and Chappell Avenue in accordance with City of Windsor Standard
Drawing AS-230.

Redundant Curb Cuts — The owner agrees to remove and reinstate any redundant curb
cuts with full height curb and properly restore the area to the satisfaction of the City
Engineer.

ERCA Requirements—The owner(s) further agrees to follow all drainage and flood proofing
recommendations of the Essex Region Conservation Authority (ERCA) may have with
respect to the subject land, based on final approval by the City Engineer. If applicable,
the Owner will obtain all necessary permits from ERCA with respect to the drainage works
on the subject lands.

Servicing Study — The owner agrees, at its own expense, to retain a Consulting Engineer
to provide a detailed servicing study report on the impact of the increased flow to the
existing municipal sewer systems, satisfactory in content to the City Engineer and prior to
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the issuance of a construction permit. The study shall review the proposed impact and
recommend mitigating measures and implementation of those measures.

Sanitary Sampling Manhole — The owner agrees for all non-residential uses, to install a sanitary
sampling manhole accessible at the property line of the subject lands to the City Engineer at all
times. The determination of the requirement or interpretation if a sampling manhole exists or
exceptions to such, will be to the satisfaction of the City Engineer.

Greg Atkinson — Economic Development

The subject site is located within an Employment Area. The Planning Rationale Report
does not address section 3.1.2 of the PPS, which applies to Employment Areas.

The proposed site specific Industrial OPA to permit a mixed use building is not supportable
as it is not consistent with PPS policy 1.3.2.3:

“1.3.2.3 Within employment areas planned for industrial or manufacturing uses,
planning authorities shall prohibit residential uses and prohibit or limit other sensitive
land uses that are not ancillary to the primary employment uses in order to
maintain land use compatibility.”

As required in the pre-submission letter (attached) any OPA to permit residential use is
required to justify a conversion to non-employment use consistent with PPS policy 1.3.2.5:

“1.3.2.5 Notwithstanding policy 1.3.2.4, and until the official plan review or update
in policy 1.3.2.4 is undertaken and completed, lands within existing employment
areas may be converted to a designation that permits non-employment uses
provided the area has not been identified as provincially significant through a
provincial plan exercise or as regionally significant by a regional economic
development corporation working together with affected upper and single-tier
municipalities and subject to the following:

a) there is an identified need for the conversion and the land is not required for
employment purposes over the long term;

b) the proposed uses would not adversely affect the overall viability of the
employment area; and

c) existing or planned infrastructure and public service facilities are available to
accommodate the proposed uses.”

Section 5.1.2 of the Planning Rationale Report provides analysis with respect to section
6.4 of the Official Plan (Employment). The analysis states that: “The proposed
commercial space is a permitted use in the ‘Industrial’ designation. It is requested to
allow a combined use building as a site specific permitted use to Section 6.4.3.2 —
Ancillary Uses in the Industrial designation.”

The full range of commercial uses permitted in the CD2.2 District would not typically be
permitted within an Industrial land use designation (e.g. business office is not a permitted
use). The recommended zoning should be specific about what type and size of
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commercial uses are permitted in conformity with the permitted uses in section 6.4.3.2 of
the Official Plan. For example, Policy 6.4.3.2 b) permits convenience stores and
restaurants provided that by their size the uses are designed to serve the employees in
the Industrial area. 1,244.90 m2 (13,399.99 sq. ft.) of commercial space is proposed. The
typically size of a convenience retail store is approximately 3,000 sq. ft.

If the proposal includes all commercial uses within the CD2.2 zoning district with no
maximum size—the appropriate commercial or mixed use land use designation should
be applied.

Enwin

Hydro Engineering: No Objection provided adequate clearances are achieved and
maintained, ENWIN has an existing overhead pole line along the west limit of the site with
a 27600-volt primary high voltage, 600/347 volt — 3 phase secondary line and 120240-volt
single phase secondary hydro distribution.

Prior to working in these areas, we would suggest notifying you contractor and referring
to the Occupational Health and Safety Act and Regulations for Construction Projects to
confirm clearance requirements during construction. Also, we suggest referring to the
Ontario Building Code for permanent required clearances for New Building Construction.

Water Engineering :Water Engineering has no objections.
Zoning Coordinator

Most of the issues will be resolved with the rezoning. I've listed a few minor concerns
below.

- Provide 4 type "B" accessible parking spaces
- Provide parking area separation dimensions
o0 Parking area separation from an interior lot line should be 0.9m
- Provide 27 visitor parking spaces
- Confirm parking spaces adjacent to walls will be 3.5m in width
- Provide 3 loadings spaces

Let me know if you need anything else.
Regards,

Connor Cowan | Zoning Coordinator
Planning Department
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APPENDIX I - Draft By-law Amendment

BY-LAW NUMBER -2022

ABY-LAW TO FURTHER AMEND BY-LAW NUMBER 8600
CITED AS THE "CITY OF WINDSOR ZONING BY-LAW"

Passed the day of , 2020.

WHEREAS it is deemed expedient to further amend By-law Number 8600 of the Council of The
Corporation of the City of Windsor, cited as the "City of Windsor Zoning By-law" passed the 31st day of
March, 1986, as heretofore amended:

THEREFORE the Council of The Corporation of the City of Windsor enacts as follows:
1. By-law Number 8600 is further amended by changing the Zoning District Maps or parts thereof

referred to in Section 1, of the by-law and made part thereof, so that the zoning district symbol of the lands
described in Column 3 shall be changed from that shown in Column 5 to that shown in Column 6:

1. 2. 3. 4, 5. 6.
Item Zoning Lands Affected Official Plan Zoning New Zoning
Number District Amendment Symbol Symbol
Map Part Number
1 4 Part Lot 27, Registered Plan 40S 152 DRD1.1 CD2.1
(PIN 012580193), Lot 28 East CD2.1
Side, Registered Plan 40 (PIN MD1.4

012580190), and Lot 28 West
Side, Registered Plan 40,
situated at the northeast corner of
Sandwich Street and Chappell
Avenue (known municipally as 0
and 3885 Sandwich Street; Roll #
050-170-09700 and 050-170-
09800)

2. That subsection 1 of Section 20, of said by-law, is amended by adding the following paragraph:

445. NORTHEAST SIDE OF SANDWICH STREET AND CHAPPELL AVENUE

For the lands comprising Part Lot 27, Registered Plan 40S; Lot 28 East Side on
Registered Plan 40; and Lot 28 West Side, Registered Plan 40:

1. The following uses are prohibited:
Bakery
Food Outlet-Drive-Through
Gas Bar
Place of Entertainment and Recreation
Public Hall
Restaurant with Drive-through

2. A Multiple Dwelling and Dwelling Units in a Combined Use Building shall be
additional permitted main uses and shall be subject to the following provisions:

a) Main Building Height — maximum 37.0m

b) Amenity Area — Per Dwelling Unit — minimum 5.0 m?

¢) Fora Combined Use Building, all dwelling units, not including entrances
thereto, are located above the non-residential uses

d) Exposed flat concrete block walls or exposed flat concrete wall, whether painted
or unpainted, are prohibited

e) Required Number of Parking Spaces — minimum - 156

[ZDM 4; ZNG/6503]
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3. The said by-law is further amended by changing the Zoning District Maps or parts thereof referred
to in Section 1, of said by-law and made part thereof, so that the lands described in Column 3 are delineated
by a broken line and further identified by the zoning symbol shown in Column 5:

1. 2. 3. 4. 5.
Item Zoning Lands Affected Official Plan ~ Zoning Symbol
Number District Amendment
Map Part Number
2 4 Part Lot 27, Registered Plan 40S (PIN 152 S.20(1)445

012580193), Lot 28 East Side, Registered
Plan 40 (PIN 012580190), and Lot 28
West Side, Registered Plan 40, situated at
the northeast corner of Sandwich Street
and Chappell Avenue (known municipally
as 0 and 3885 Sandwich Street; Roll #
050-170-09700 and 050-170-09800)

DREW DILKENS, MAYOR

CLERK

First Reading - , 2022
Second Reading - , 2022
Third Reading - , 2022
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SCHEDULE 2
1. By-law has the following purpose and effect:

To amend the zoning of Part Lot 27, Registered Plan 40S (PIN 012580193), Lot 28 East Side,
Registered Plan 40, and Lot 28 West Side, Registered Plan 40 (PIN 012580190), situated at the
northeast corner of Sandwich Street and Chappell Avenue (known municipally as 0 and 3885
Sandwich Street; Roll # 050-170-09700 and 050-170-09800) from Development Reserve District
1.1 (DRD1.1), Commercial District 2.1 (CD2.1) and Manufacturing District 1.4 (MD1.4) to
Commercial District 2.1 (CD2.1) and by adding the following site specific provision to allow a
multiple dwelling and dwelling Units in a Combined Use Building as an additional permitted use
subject to additional provisions.

2. Key map showing the location of the lands to which By-law applies.
(See map following page.)
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Development & Heritage