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APPENDIX A - SITE PHOTOS – January 17, 2023 site visit Files Z-010/22 & OPA156  

View of southerly portion of 2400 Banwell Road, from east side of church building 

View of southerly portion of 2400 Banwell Road and abutting homes, from rail crossing
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APPENDIX A - SITE PHOTOS – January 17, 2023 site visit Files Z-010/22 & OPA156  

View of southerly portion of 2400 Banwell Road and abutting uses, looking from rail crossing

Existing berm on the southerly portion of 
2400 Banwell Rd.

Existing chainlink fence between VIA Rail 
property and 2400 Banwell Road.
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APPENDIX A - SITE PHOTOS – January 17, 2023 site visit Files Z-010/22 & OPA156  

View of southerly portion of 2400 Banwell Road, from west side of Banwell Road

Street views of Banwell Rd, looking south towards the rail crossing
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APPENDIX A - SITE PHOTOS – January 17, 2023 site visit Files Z-010/22 & OPA156  

Existing wooden fence between the 2400 Banwell Rd) and the SUDs fronting on Tranquility Ave.

Front view of church property (2400 Banwell Rd)
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APPENDIX A - SITE PHOTOS – January 17, 2023 site visit Files Z-010/22 & OPA156  

View of existing Single Unit Dwellings fronting on Tranquility Ave., looking south from McNorton St.

View of existing building stock on McNorton Street, looking east 2400 Banwell Rd.
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APPENDIX A - SITE PHOTOS – January 17, 2023 site visit Files Z-010/22 & OPA156  

View of McNorton Street, looking east from Banwell /McNorton intersection

View of Banwell Rd and existing 7-sty dwelling, looking north from Banwell/McNorton intersection
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APPENDIX A - SITE PHOTOS – January 17, 2023 site visit Files Z-010/22 & OPA156  

Banwell Rd and 
McNorton St. 
intersection

Existing mid-block vehicular 
access on the east side of Banwell
Rd, between McNorton and the 
VIA Rail crossing

Banwell / VIA Rail intersection, looking south towards Tec. Rd.



8

APPENDIX A - SITE PHOTOS – January 17, 2023 site visit Files Z-010/22 & OPA156  

Banwell Rd and 
McNorton St. 
intersection, 
looking north

Banwell Rd and 
McNorton Street 
intersection, 
looking south
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APPENDIX B – EXCERPTS FROM OFFICIAL PLAN Volumes 1 & 2 

OP Volume 2 – Secondary Plans & Special Policy Areas 

East Riverside Planning Area 
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OP Volume 1 – Primary Plan 

6. Land Use 
 

6.4 Employment 
 

Employment lands provide the main locations for business and industrial activities.  

In 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.  

 

The following objectives and policies establish the framework for development 

decisions in Employment areas. 

 

 

6.4.1 Objectives 
 
POSITIVE 

BUSINESS 

ENVIRONMENT 
 

6.4.1.1 To ensure Windsor continues to be an attractive place to 

establish businesses and locate employees. 

 

ASSESSMENT 

BASE 
 

6.4.1.2 To expand Windsor’s assessment base by attracting employers 

and economic development. 

 
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. 

 
SUPPORT 

SERVICES 
6.4.1.5 To enhance the quality of employment areas by providing for 

complementary services and amenities. 

 
ACCESSIBLE 
 

6.4.1.6 To locate employment activities in areas which have sufficient 

and convenient access to all modes of transportation. 

 
SUFFICIENT LAND 

SUPPLY 
 

6.4.1.7 To ensure that a sufficient land supply for employment purposes 

is maintained over the 20 year period of this Plan. 

INFRASTRUCTURE 
 

6.4.1.8 To ensure that adequate infrastructure services are provided to 

employment areas. 

 
VIABLE  AREAS 
 

6.4.1.9 To maintain and develop viable industrial areas. 

 
VISIBLE 

LOCATIONS 
6.4.1.10 To provide highly visible and attractive locations for business 

park development. 

 
COMPREHENSIVELY 

PLANNED 
6.4.1.11 To promote comprehensively planned employment areas. 
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6.4.2 General Policies 

 
SUFFICIENT 

SUPPLY 
6.4.2.1 Council shall designate a sufficient supply of appropriately 

located Industrial and Business Park lands to meet the projected 

20 year employment demands. 

 
ATTRACT 

BUSINESS 
6.4.2.2 Council shall encourage businesses and industries to locate and 

expand in Windsor. 

 

 
CITY 

PARTICIPATION 
6.4.2.3 Council shall facilitate economic investment by: 

 
  (a) planning and developing Industrial and Business Park 

areas; 

 
  (b) participating in the development or redevelopment of 

strategic areas of Windsor;  

 
  (c) fostering public-private partnerships to facilitate economic 

development;  and 

 
  (d) other measures as may be appropriate. 

 
SITE PLAN 

CONTROL 
6.4.2.4 Council shall require all development within areas designated as 

Industrial and Business Park to be subject to site plan control, 

with the exception of Public Open Space uses. 

 
HERITAGE 

CONSERVATION 
6.4.2.5 Council shall encourage the conservation and adaptive reuse of 

historic and/or architecturally significant buildings within areas 

designated as Industrial or Business Park in accordance with the 

Heritage Conservation chapter of this Plan. 

 
CONTAMINATED 

SITES 
6.4.2.6 Council shall encourage the redevelopment of contaminated 

Industrial or Business Park sites in accordance with section 5.4.8 

of the Environment chapter of this Plan. 

 
AREAS IN 

TRANSITION 
6.4.2.7 Council may support the redevelopment of older and/or 

abandoned Industrial or Business Park areas to other land uses 

provided:  

 
  (a) the proponent can demonstrate that: 

 
   (i) the redevelopment of the area would not be 

detrimental to other Industrial or Business Park uses 

still operating in the area; and 
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   (ii) the redevelopment of the area is in keeping with the 

long term transition of the entire area to similar 

uses; 

 
  (b) the environmental conditions of the site do not preclude 

development (see Environment chapter);  and 

 
  (c) subject to an amendment to this Plan that is consistent 

with the appropriate policies for the desired land use. 
HIGH QUALITY 

DESIGN 
6.4.2.8 Council shall require a high standard of architectural and 

landscape design for Industrial and Business Park designations 

adjacent to the Highway 401 corridor given its visibility along an 

international gateway, in accordance with the Urban Design 

chapter of this Plan. (added by OPA #60–05/07/07-B/L85-2007–OMB 

Decision/Order No.2667, 10/05/2007) 
 

 
 

7. Infrastructure 
 

 

 
 

7.2.6 Road Network Policies 
 

 
ROAD 

CLASSIFICATION 
 

7.2.6.1 The road network within Windsor is classified as follows: 

 

(i)             Provincial Highways; 

 

(ii)             Expressways; 

 

(iii)            Class I Arterial Roads; 

 

(iv)             Class II Arterial Roads; 

 

(v)             Class I Collector Roads; 

 

(vi)             Class II Collector Roads; 

 

(vii) Scenic Drives; and, 

 

(viii) Local Roads. 

 

CLASS II 
ARTERIAL 

ROADS 

7.2.6.5 
 

Council will provide for Class II Arterial Roads as follows: 

 

(a) Class II Arterial Roads shall be designated on Schedule ‘F’ and in 

any secondary plan or master plan where appropriate. 

 

(b) Operational and design characteristics: 

 

(i) Class II Arterial Roads may be designated as Controlled Access 
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Highways and shall have a minimum right-of-way of 42 metres; 

 

(ii) Class II Arterial Roads shall be designed to carry high volume 

of traffic; 

 

(iii)New intersections shall not be permitted with Provincial 

Highways; 

 

(iv) New intersections with local roads shall be discouraged; 

 

(v) Cycling facilities may be permitted on Class II Arterial Roads; 

 

(vi) On street parking may be removed to facilitate the installation of 

turn lanes where turn lanes are warranted for capacity or safety 

reasons; and 

 

(vii) Direct property access will be discouraged where other 

alternatives exist.  Where direct property access is required, the 

use of shared driveways and interconnected on-site circulation 

systems with adjacent properties may be required to limit the 

number and spacing of driveways, and where appropriate the 

City may require support studies and additional information to 

demonstrate the need for additional access. 

 
 
 

 7.2.8 Zoning By-law Amendment Policies 
 

 

Rail Transportation Policies 

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 
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; 
 

(c) All proponents of new development adjacent to a rail corridor will 
consult with the appropriate railway company prior to the 
finalization of any noise or vibration study required by this Plan; 
 

(d) All proponents of new development abutting a rail corridor shall 
incorporate appropriate safety measures such as setbacks, 
berms and security fencing to the satisfaction of the Municipality, 
in consultation with the relevant public agency and the 
appropriate railway company. 
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8. Urban Design 
 
 

 

8.7 Built Form 

  

8.7.1  Objectives 
    
VARIED 

DEVELOPMENT 

PATTERN 

8.7.1.1 To achieve a varied development pattern which supports and 

enhances the urban experience. 

 
COMPLEMENTARY 

DESIGN 
8.7.1.2 To achieve a complementary design relationship between new 

and existing development, while accommodating an evolution of 

urban design styles. 

 
VISUAL 
INTEREST 

8.7.1.3 To maximize the variety and visual appeal of building 

architecture. 

 
ART AND 

LANDSCAPING 
8.7.1.4 To integrate art and landscaping with the built form. 

 
UNIQUE 
CHARACTER 

8.7.1.5 To enhance the unique character of a district, neighbourhood, 

prominent building or grouping of buildings. 

 
SIGNS 8.7.1.6 To ensure that signs respect and enhance the character of the area 

in which they are located. 

 
 8.7.1.7 To achieve external building designs that reflect high standards of 

character, appearance, design and sustainable design features. 
(Added by OPA #66–11/05/07-B/L209-2007) 

 

   

8.7.2  Policies 
 
NEW 

DEVELOPMENT 
8.7.2.1 Council will ensure that the design of new development:  

(Added by OPA #66–11/05/07-B/L209-2007) 

 
  (a) is complementary to adjacent development in terms of its 

overall massing, orientation, setback and exterior design, 

particularly character, scale and appearance; 
(Added by OPA #66–11/05/07-B/L209-2007) 

 
  (b) provides links with pedestrian, cycle, public transportation 

and road networks; and 

 
  (c) maintains and enhances valued heritage resources and 

natural area features and functions. 
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  (d) Encourages the creation of attractive residential streetscapes 

through architectural design that reduces the visual 

dominance of front drive garages, consideration of rear 

lanes where appropriate, planting of street trees and 

incorporation of pedestrian scale amenities. (added by OPA #60–

05/07/07-B/L85-2007–OMB Decision/Order No.2667, 10/05/2007)  
 

    
INFILL 

DEVELOPMENT 
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; and  

 
  (g) building area to site area ratios. 

 
  (h) the pattern, scale and character of existing development; 

and, 
(Added by OPA #66–11/05/07-B/L209-2007) 

 
  (i) exterior building appearance 

(Added by OPA #66–11/05/07-B/L209-2007) 

 
  

 
TRANSITION IN 

BUILDING 

HEIGHTS 

8.7.2.4 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. 
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11. Tools 
 
 

 

 11.6.3 Zoning By-law Amendment Policies 
 

AMENDMENTS 

MUST CONFORM 

11.6.3.1 All amendments to the Zoning By-law(s) shall conform with this Plan.  The 

Municipality will, on each occasion of approval of a change to the zoning by-

law(s), specify that conformity with the Official Plan is maintained or that the 

change will be in conformity upon the coming into effect of an amendment to 

the Official 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; 
 

(d) Relevant provincial legislation, policies and appropriate guidelines; and 
 

(e) The ramifications of the decision on the use of adjacent or similar lands. 
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APPENDIX D – COMMENTS from Municipal Departments & External Agencies 

Canada Post 

This development, as described, falls within our centralized mail policy. 

I will specify the condition which I 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, I 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.  I appreciate the 
opportunity to comment on this project. 

 Jose Mejalli – Assessment Management Officer 

No Objection. 

Jason Scott – Transit Windsor 

Transit Windsor has no objections to this development. The closest existing transit route to this property is 
with the Lauzon 10. The closest existing bus stop to this property is located on Banwell at Tecumseh 
Northeast Corner. This bus stop is approximately 130 metres from this property falling well within our 400 
metre walking distance guideline to a bus stop. This will be maintained and further enhanced with our Council 
approved Transit Master Plan as two way conventional transit service will be replacing the existing one way 
loop present in the area.  

Jacqueline Cabral – Site Plan Control 

The development proposal is subject to Site Plan Control pursuant to the Planning Act and City of Windsor 
By-law 1-2004. Where preceding development applications are required, inclusive of Official Plan and Zoning 
By-law Amendments, request for Site Plan Control Pre-Consultation may be made following completion of 
the requisite Development and Heritage Standing Committee meeting at https://ca.cloudpermit.com/login.  

Enbridge Gas – Sandro Aversa 

After reviewing the provided drawing at 2800 Banwell Rd and consulting our mapping system, please note 
that Enbridge Gas has active infrastructure in the proposed area. 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

CR 92/2023 - Item 8.11- Appendix D
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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 drilling 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: 

 Any pipe that is excavated, please assume that it is live 

 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 

 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 

 
Please contact me if you have any further questions or concerns. 
 
 

 
 
 
Parks Design & Development – Sherif Barsom 

No objection. 

 
Stefan Fediuk – Landscape & Urban Design  

Pursuant to the application for an Official Plan Amendment (OPA 156) to change land use designation, as 
well as a Zoning Bylaw Amendment (Z 010/22) to change from MD1.4 to CD2.2 permit residential and 
commercial mixed use with increased height and mid-block access on the subject, please note the 
following comments: 



Zoning Provisions for Parking Setback: 

While the proposed zoning of CD2.2 does not have minimum landscape requirements, it is recommended 
that as part of the special site specific zoning amendment, that Landscape Open Space Yard 
requirements of 35% be required, which are similar to RD3.3 which allows for Multiple and Religious 
Residences with building heights of up to 30.0m. 

Tree and SAR Preservation: 

The applicant has provided a Tree Inventory and independent SAR Study.  The report indicates that 
Eastern Foxsnake (SAR) have been observed on abutting lands as late as 2021.  The scrub area along 
the Banwell frontage is at the lowest part of the property as per the topographic survey, and may provide 
habitat for this SAR species in the summer months.  The plant species present indicate that there would 
be standing water which would be asset for habitat for Eastern Foxsnake.  Any clearing of the land is to 
consider careful research to ensure that habitat is not destroyed for this SAR species.  The landscape 
architect accepts the conclusions found in these two studies and recommends that the mitigation 
measures for SAR and tree preservation be a requirement for development, including possible retention 
of the scrub area along the Banwell Road. If preserved, the scrub area can provide a visual buffer for the 
residences from Banwell. 

Urban Design: 

The site plan indicates residential units on the south side of the building and commercial at the northwest 
corner of the building.  The south side is bounded by Via Rail tracks.  There is also extensive parking 
proposed along the south property line.  The retail component would benefit from the additional parking 
as well as move it closer to the existing commercial area south of the Via Rail tracks.  It is recommended 
that retail component be relocated to the southwest corner of the building.  This would also allow for 
potential preservation of the scrub area should SAR species habitat be identified.  

Commercial along the south side of the building will also allow for the landscape area abutting the 
building to be reduced and move the parking away from the south property line to allow for a landscape 
buffer for trees along the southern parking area.  

Parkland Dedication: 

While it is recognized that in earlier developments east of the property, the City had been acquiring 
parcels of land 15m wide immediately north of the railway tracks to accommodate a future a recreational 
trail connecting Banwell Road to the Town of Tecumseh.  More recent development along McHugh 
Avenue has resulted in the development of a recreational trail one block north of the tracks; making the 
need to acquire this parcel immediately north of the CN Rail line no longer necessary.  

Therefore, it is recommended that parkland dedication representing 5% cash-in-lieu of the subject lands, 
to the satisfaction of the Executive Director of Parks, as per By-law 12780 and the Planning Act.   

Climate Change: 

The proposed recommendations above, would help in climate change adaptation and mitigation by 
providing additional stormwater management through passive measures, by increasing the landscape 
areas where stormwater can be retained/slowed before reaching the municipal stormwater drainage 
system.  Tree preservation and additions, especially along the south and west sides of the property will 
help to regulate temperatures experienced by the building and offer shade and carbon sequestering, 
reducing the impacts of urbanization, urban heat islands and hard surfaced pavement. 

 
Tracy Tang – Heritage Planning 
(Tracy Tang, Planner II on behalf of Kristina Tang, Heritage Planner) 
  



No supporting information required.  
 
There is no apparent built heritage concern with this property and it is located on an area of low 
archaeological potential.  
Nevertheless, the Applicant should be notified of the following archaeological precaution.  
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 Citizenship and Multiculturalism must be 
notified and confirm satisfaction of any archaeological requirements before work can recommence. 

2. In the 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 Citizenship and Multiculturalism and the Registrar at the Ministry of Government 
and Consumer Services if needed, and notification and satisfactory confirmation be given by the 
Ministry of Citizenship and Multiculturalism. 

 
 

ENWIN 

HYDRO ENGINEERING: 
 
Objection based on the following: 
Please note that ENWIN Utilities Ltd has an existing overhead 27.6kV high voltage pole line in the Banwell 
Rd right-of-way along the entire west limit of the site. 
It appears that the proposed 8 storey building will be to close to the existing overhead conductors. 
Adequate clearance must be maintained both during and after construction. 
We recommend referring to Occupational Health and Safety (Ministry of Labour) and Building Code to 
ensure that safe limits of approach and minimum clearance requirements are achieved. 
 
WATER ENGINEERING: 
 
Water Engineering has no objections. There is no usable watermain on that stretch of Banwell. The 
developer will have to decide where to get their water servicing from. 
 

Barabara Rusan – Building 

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 

mailto:buildingdept@citywindsor.ca


 

Shannon Deehan – Transportation Planning 

 Banwell Road is classified as a Class II Arterial Road according to the Official Plan with a required 
right-of-way width of 30 meters per Schedule X. The current right-of-way is sufficient, therefore, a 
conveyance is not required.  

 

 A Transportation Impact Study and Parking Study have been submitted. Comments will be 
provided in a separate memo.  

 

 All accesses shall conform to the TAC Geometric Design Guide for Canadian Roads and the City 
of Windsor Standard Engineering Drawings. 

o Driveways must comply with AS-204. 
o The southern driveway must comply with Transport Canada Crossing Grade Standards 

and no part of the travelled entranceway can be within 30m of the nearest rail of the grade 
crossing. 
 

 All exterior paths of travel must meet the requirements of the Accessibility for Ontarians with 
Disabilities Act (AODA). 

 
Shannon Mills – Engineering 
 
We have reviewed the subject rezoning application and have the following comments: 
Sewers 
 
The site may be serviced by a 250mm Polyvinylchloride Pipe (PVC) sanitary sewer and  
a 675mm reinforced concrete pipe storm sewer located within the Banwell Road right-ofway. A sanitary 
sampling manhole may be required on any new sanitary connection at  
the property line to the satisfaction of the City Engineer, if one does not already exist. Any  
redundant connections shall be abandoned in accordance with the City of Windsor  
Engineering Best Practice B.P 1.3.3. The applicant will be required to submit site servicing  
drawings and storm detention calculations restricting storm water runoff to predevelopment levels, as per the 
Windsor Essex Regional Stormwater Management  
Standards Manual. 
 
Right-of-Way 
Banwell Road is classified as a Class II Arterial road with a required right-of-way width of  
30 meters as per Schedule X of the Official Plan. The current right-of-way is sufficient as  
per the Banwell Road Environmental Assessment, therefore no conveyance is required.  
The proposed driveway approach to Banwell Road, at the south end of the property will  
not be permitted as depicted. All approaches must be perpendicular to the road and be  
constructed in accordance with AS-204 
In summary, we have no objections to the proposed rezoning application, subject to the  
following requirements: 
 
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. 
 
Right-of-Way Permits – The owner agrees to obtain right-of-way permits for sewer  



taps, drain taps, flatworks, landscaping, curb cuts, and driveway approaches from the  
City Engineer, prior to commencement of any construction on the public highway. 
City of Windsor | 350 City Hall Square West | Windsor, ON | N9A 6S1 
www.citywindsor.ca 
 
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. 
 
If you have any further questions or concerns, please contact Thomas Huynh, of this  
department at thuynh@citywindsor.ca, ext. 6555. 
 
Karina Richers – Environmental 
 
 In response to the application for a zoning amendment there are no objections. Please also note the 
following comments for consideration: 
 
Energy Conservation, Air Quality and Climate Change: 
 
Please note PPS 2020 energy conservation and efficiency policies as they relate to long-term economic 
prosperity (1.7.1 (j)), as well as improved air quality and reduced greenhouse gas emissions (1.8.1). In 
addition, the City of Windsor Community Energy Plan (approved July 17 2017) aims to improve energy 
efficiency; modifying land use planning; reducing energy consumption and greenhouse gas emissions; and 
fostering green energy solutions throughout Windsor, while supporting local economic development.  
 
As per these policies the developer should consider energy efficiency in the building design. This may 
include but not be limited to increased insulation, energy efficient appliances and fixtures, high efficiency 
windows and doors. 
 
EV Charging 
 
Due to increased production and escalating demands, consideration for EV charging infrastructure and 
opportunities to increase resiliency such as providing strategic back-up power capacity is suggested.  
 
In addition, the large scale paving of natural space will increase the urban heat island in the area. It is 
recommended that the developer consider shade trees, white colour roofs or green roofs to mitigate this 
impact. For more suggestions please consult the following resources: LEED, Built Green Canada, and 
EnerGuide.  
 
To promote the use of active transportation, bike racks should be considered.  
 
Landscaping 
 
Consideration for shade trees are recommended to minimize the urban heat island impacts. Consideration 
of native, drought resistant plants is encouraged to limit watering requirements.  
 
Via Rail – John Walsh (see letter below) 

 

http://www.citywindsor.ca/


 





SITE PLAN

Should archaeological deposits be found during construction activities, all work in the area must stop
immediately and the City's Manager of Cultural Affairs and the Ontario Ministry of Tourism, Culture and Sport
must be notified, and clearance given by the Ministry.

In the event that human remains are encountered during construction, 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 Ontario
Ministry of Tourism, Culture and Sport and the Registrar of the Cemeteries Regulation Unit of the Ministry of
Consumer Services must then be notified, and clearance be given by the Ministry of Tourism, Culture and
Sport.
A building shall not be located beneath existing above ground electrical conductors. Where a building is to
be constructed in proximity to above ground electrical conductors, horizontal clearances between buildings
and conductors shall comply with Subsection 3.1.19. of the Ontario Building Code.

SUITE COUNT
FLOOR 1 BED 2 BED TOTAL
GROUND 4 12   16
2ND-6TH 5/FLOOR 18/FLOOR 115
7TH-8TH 3/FLOOR 10/FLOOR   26
TOTAL 35 122 157 SUITES
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SUITE COUNT
FLOOR 1 BED 2 BED TOTAL
GROUND 4 12   16
2ND-6TH 5/FLOOR 18/FLOOR 115
7TH-8TH 3/FLOOR 10/FLOOR   26
TOTAL 35 122 157 SUITES

SITE PLAN - FLOORS 2ND-6TH
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SUITE COUNT
FLOOR 1 BED 2 BED TOTAL
GROUND 4 12   16
2ND-6TH 5/FLOOR 18/FLOOR 115
7TH-8TH 3/FLOOR 10/FLOOR   26
TOTAL 35 122 157 SUITES

SITE PLAN - FLOORS 7TH & 8TH
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Excerpts from Reports / Studies received from the Applicant. 

A. ROAD & RAIL TRAFFIC and STATIONARY NOISE IMPACT STUDY by JJ Acoustic

Engineering Ltd., dated Oct. 24, 2022, Revised Jan. 10, 2023

The Study was prepared consistent with Ontario Ministry of the Environment, Conservation and

Park (MOECP NPC 300, “Environmental Noise Guideline, Stationary and Transportation Sources

– Approval and Planning” dated August 2013.

This Study has determined that the potential environmental noise impact from road and rail traffic 

noise is significant. The proposed development will need the following: a requirement for central 

air-conditioning, noise warning clauses and special building components. Road traffic noise 

control requirements for the Site were determined based on road traffic volumes provided by the 

City of Windsor (City) and forecasted to 10 years from the date of this study. 

RECOMMENDED NOISE WARNING CLAUSES IN SECTION 2 OF THE STUDY 

The stationary noise impacts from/to the site were evaluated and the sound level predictions were 

determined to be below the noise limits for all facades. 
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7. Conclusions

The results of this Study indicate that the potential environmental impact from road and rail traffic noise 

sources is significant. Mitigation measures will be required including ventilation requirements, special 

building components and noise warning clauses for each unit. 

B. TRAFFIC IMPACT STUDY & PARKING BRIEF, by RC Spencer Associates Inc., Oct. 2022
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C. SPECIES AT RISK IMPACT ASSESSMENT, by Insight Environmental Solutions Inc, Oct. 5, 2022
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APPENDIX G 

DRAFT 

AMENDMENT NO. 156 

TO THE 

OFFICIAL PLAN 

CITY OF WINDSOR  

Part D (Details of the Amendment) of the following text, and attached map 
of the City of Windsor Official Plan constitute Amendment No. 156. 

Also included, but not constituting part of the Amendment, are explanations 
of Purpose, Location, Background and Implementation of the Amendment, 
Appendix I (Results of Public Involvement) 
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A. PURPOSE: 
 
The primary purpose of this recommended amendment is to allow residential use on the 
1.295 hectares land on the northeast corner of  VIA Rail and Banwell, designated as 
PART 2 on Plan 12R-29004, by converting the subject employment land to a non-
employment designation that would permit residential use and allow the development of 
a multi-storey, multi-unit dwelling south of the existing church building. The secondary 
purpose is to allow a mixed-use development containing commercial and residential 
uses on PART 2, Plan 12R-29004.  
 
B. LOCATION: 
 
The amendment applies to the 1.295 ha land abutting the VIA Rail corridor, located on 
the east side of Banwell Road, between McNorton Street and VIA Rail Corridor, 
described as Part of Block 1, Plan 12M-428, designated as PART 2, Plan 12R-29004. 
 
Ward: 7             Planning District: East Riverside ZDM: 15 
 

C. BACKGROUND: 
 

The subject land is designated Business Park on Schedule ER-2: Land Use Plan, 
Secondary Plan for East Riverside Planning Area, OP Vol. 2. The Business Park 
designation in the East Riverside Secondary Plan permits some commercial uses, but 
does not permit Residential Use. The applicant is requesting a Mixed Use designation 
to permit a Residential Use along with commercial use 
 
The applicant proposes to change the land use designation of the 1.295 ha land 
abutting the VIA Rail Corridor (designated as PART 2 on Plan 12R-29004), from 
Business Park to Mixed Use to permit Residential and commercial uses on the property. 
The East Riverside Planning District has one Mixed Use designation and it is the 
“Banwell Road Mixed Use Corridor”. The policies of the Banwell Road Mixed Use 
Corridor permit the residential and commercial uses, but does not permit mid-block 
vehicular access. In addition, the Banwell Road Mixed Use designation permits a 
maximum building height of 4-storeys. 
 
Consequently, the applicant also requests site-specific policies to permit (i) an increase 
in maximum building height from 4 storeys to 8 storeys and (ii) mid-block vehicular 
access along Banwell Road. The applicant is proposing an 8-storey residential building 
(condo development) with 157 residential units and 390m2 commercial unit on the 1.295 
ha land located on the northeast corner of VIA Rail and Banwell intersection. Two new 
mid-block vehicular access driveways are also proposed. 
 
The recommended amendment seeks to change the land use designation from   
Business Park to Banwell Road Mixed Use designation. The recommended amendment 
will allow residential intensification on the subject land. 
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D. DETAILS OF THE AMENDMENT: 
 

I. THAT the City of Windsor Official Plan Volume II – Secondary Plan, East 
Riverside Planning Area BE AMENDED by changing the land use designation of 
the land located on the east side of Banwell Road, between McNorton Street and 
VIA Rail Corridor, described as Part of Block 1, Plan 12M-428, designated as 
PART 2, Plan 12R-29004, from Business Park to Banwell Road Mixed Use 
Corridor; 

 
II. THAT the City of Windsor Official Plan, Volume II, Part 1 – Special Policy Areas, 

BE AMENDED by adding site specific policies as follows: 
 
 1.X EAST SIDE OF BANWELL ROAD, BETWEEN MCNORTON STREET 
AND VIA RAIL CORRIDOR 
 
1.X.1 The property described as Part of Block 1, Plan 12M-428, designated as 
PART 2, Plan 12R-29004, located on the east side of Banwell Road, between 
McNorton Street and VIA Rail Corridor, is designated on Schedule A: Planning 
Districts and Policy Areas in Volume I – The Primary Plan. 
 
1.X.2 Notwithstanding the policy in section 2.7.5.5 of the Official Plan, Volume II, 
a maximum building height of 20m shall be permitted on the subject property. 
 
1.X.3 Policy 2.7.5.6 of the Official Plan, Volume II, Exterior Lot Line 
Development shall not apply to a development on a property for which the east 
limit of Banwell Road is the only exterior lot line. 

 
 

E. IMPLEMENTATION: 
 

i. Amend Schedule D: Land Use, in Volume 1: The Primary Plan to add OPA 
#156. 
 

ii. Amend Schedule A: Planning Districts & Policy Ares, in Volume 1: The 
Primary Plan to add as Note: Special Policy Area - “EAST SIDE OF 
BANWELL ROAD, BETWEEN MCNORTON STREET AND VIA RAIL 
CORRIDOR” 

 
iii. This amendment shall be implemented through amendment to the Zoning 

By-law 8600 as recommended in Report Number S 13/2023 (Z-010/22; ZNG-
6701). 

 

iv. Site Plan Control shall be an additional implementation tool for this Official 
Plan Amendment (OPA #156).  
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APPENDIX I 
 
The following are the results of public notification of the amendments and the outcome 
of public meetings. Comments relate to the Official Plan amendment and the associated 
rezoning. 
 
A public meeting of the Development & Heritage Standing Committee (DHSC), the 
statutory meeting, was held on (insert date later). Below is an extract from the minutes of 
the DHSC meeting.  
 
Following the (insert date later) DHSC meeting, another public meeting (Council meeting) 
was held on (insert date later) as noted below. 
              
 
 

DEVELOPMENT & HERITAGE STANDING COMMITTEE MEETING: (insert date later)  
Extract from the minutes of the DHSC meeting 
 

 

COUNCIL MEETING: (insert date later) 

 

A meeting of City Council was held on (insert date later), at which time the Official Plan 
Amendment application (File # OPA 156; OPA/6702) was considered along with the 
accompanying Zoning By-law Amendment application (File No. Z-010/22; ZNG/6701). 
The recommended OPA #156 was (insert Council decision) by CRxxx/2023, and the 
recommended amendment to the zoning by-law was (insert Council decision), by the same 
CRxxx/2023. 

 
 

 

 



APPENDIX H 

B Y - L A W   N U M B E R     -2023

A BY-LAW TO FURTHER AMEND BY-LAW NUMBER 8600 

CITED AS THE "CITY OF WINDSOR ZONING BY-LAW" 

Passed the  day of , 2023. 

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 

Number 

Zoning

District Map 

Part 

Lands Affected Official Plan 

Amendment 

Number 

Zoning 

Symbol 

New Zoning

Symbol 

1 15 Part of Block 1, Plan 12M-428, 

designated as PART 2, Plan 

12R-29004, located on the east 

side of Banwell Road, between 

McNorton Street and VIA Rail 

Corridor 

156 MD1.4 HCD2.2 

2. That subsection 1 of Section 20, of said by-law, is amended by adding the following paragraph:

“H460 EAST SIDE OF BANWELL ROAD, BETWEEN MCNORTON STREET AND VIA

RAIL CORRIDOR 

For the land comprising Part of Block 1, Plan 12M-428, designated as PART 2, Plan 

12R-29004, a Combined Use Building is subject to the following additional regulations: 

a) Sections 15.2.5.4 and 15.2.5.15 of by-law 8600 shall not apply;

b) The following additional provisions shall apply:

.3     Lot Coverage – maximum - 35%

.4     Building Height – maximum - 20.0 m

.5    Front Yard Depth – minimum - 6.0 m

.6     Building Setback – minimum 

 From the rear lot line to the nearest part of the building  

(a) 10m or less in height - 7.5 m

(b) Above 10m in height - 22.5 m

.8     Landscape Open Space Yard – minimum - 35% of lot area

.13   Dwelling Unit Density – dwelling units per hectare – maximum 

-110 units per ha

.90 A parking space is prohibited in any front yard and within that section of the 

required rear yard, 2.5m from the rear lot line. 

.95  A new mid-block vehicular access is prohibited along the east limit of Banwell 

Road, between McNorton and the VIA Rail Corridor.   

c) Non-residential use shall have a minimum gross floor area of 350 m2 and shall be

located at street level along the west wall of the building fronting onto Banwell

Road;

d) A minimum separation of 30.0 m shall be maintained between the railway right-of-

way and a residential, commercial, institutional or recreational use;

e) An earth berm having a minimum height of 2.50 m and slopes of 2.5 to 1 or greater,

shall be constructed continuously adjacent to the common boundary line between the

lot and the railway right of way and maintained in good practice; and
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f) A chainlink fence having a minimum height of 1.830 m shall be erected continuously 

along the common boundary line between the lot and the railway right-of-way. 

 [ZDM 15; ZNG/6701] 

 

 

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 

Number 

Zoning 

District 

Map Part 

Lands Affected Official Plan 

Amendment 

Number 

Zoning Symbol 

     

1 15 Part of Block 1, Plan 12M-428, 

designated as PART 2, Plan 12R-29004, 

located on the east side of Banwell Road, 

between McNorton Street and VIA Rail 

Corridor. 

156 S.20(1)H460 

 

 

4. That the holding (H) symbol BE REMOVED when the applicant/owner submits an application to 

remove the holding (H) symbol and the following conditions are satisfied: 

(a) The applicant/owner submit a water servicing report for the subject development, to 

the satisfaction of the City Engineer and ENWIN Ltd.;  

(b) The applicant/owner obtain any required easement(s) associated with water servicing 

access from existing watermain on McNorton Street or Tranquility Avenue, per the 

recommendations contained in the water servicing report; and 

(c) The applicant/owner obtain easement(s) for vehicular access through the northerly 

lands containing the existing church building. 

 

 

 

 

 

 

 

 

 DREW DILKENS, MAYOR 

 

 

 

 

 

 

 

 CLERK 

 
 
 

 

 

 

First Reading -      , 2023 

Second Reading -      , 2023 

Third Reading -      , 2023 



SCHEDULE 2 
 

1.  By-law    has the following purpose and effect: 

 

To amend the zoning of the 1.295 hectares land described as Part of Block 1, Plan 12M-428, 

designated as PART 2, Plan 12R-29004, located on the east side of Banwell Road, between 

McNorton Street and VIA Rail Corridor, so as to permit the construction of a multi-storey, multi-

unit residential building on the subject land.  

 

This amendment also has the effect of accommodating a housing type that increases density and 

housing options in the area. This amendment has the potential to enhance public transit ridership in 

the area as a result of the number of residential units that will be accommodated on the subject land.  

 

 

2.   Key map showing the location of the lands to which By-law             applies. 

 

 



T: (519) 258-1772 F: (519) 258-1791 www.jdbarnes.com

944 OTTAWA STREET, WINDSOR, ON, N8X 2E1

M A P P I N G

G I S

S U R V E Y I N G

PLAN 12R-29004
Received and deposited

May  4th, 2022

Christopher Holloway

Representative for the
Land Registrar for the
Land Titles Division of
Essex  (No.12)
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APPENDIX “A” 
Drawing No. CC-1821 
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APPENDIX “B” 
EIS Drawing - Aerial Photo 
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APPENDIX “C” 

Consultations with Municipal Departments and Utility Companies 

BELL CANADA WSP 

Bell Canada requests easement protection for existing aerial facilities. Requested easement 
width is 1.5m on either side of aerial structure for a total of 3m to span the length of the 
closure area.  

[Charleyne Hall, Manager, Bell Canada External Liaison] 

CANADA POST 

No comments provided 

COGECO CABLE SYSTEMS INC. 

No comments provided 

ENBRIDGE GAS 

After reviewing the provided drawing to close the E/W alley abutting 1801 Wyandotte St. 
and consulting our mapping system, please note that Enbridge Gas has active infrastructure 
in the proposed area. 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 0.6 m horizontal and 0.3 m vertical from all 
of our plant less than NPS 16 and a minimum separation 1.0 m horizontal and 0.6 m vertical 
between any CER-regulated and vital pipelines. For all pipelines (including vital pipelines), 
when drilling 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: 

 Any pipe that is excavated, please assume that it is live

 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 

[Jose Dellosa, Drafter Estimator] 

 

ENVIRONMENTAL SERVICES 

November 25, 2022 

There are two different type of collection in this alley: City collection and Private 
collection. For the City collection we have set everything up to collect on Chilver, so from 
our perspective there is no longer any objection to the alley closing. However, I have no 
jurisdiction on the private collection.  Those businesses will need to contact their contractor 
to advise of the location change (your blue area below). The North/South alley has a tight 
exit on to Wyandotte, but in my opinion it should not be an issue for the private sector 
collection. 

September 12, 2022 

In terms of waste collection, we do collect in the E/W alley. However, it may be possible to 
move collection to Chilver. We would have to look at it a bit more closely, and the abutting 
homeowners/businesses would need to be made aware of that requirement. There may be 
opposition to such a move on their part. 

[Anne-Marie Albidone, Manager, Environmental Services] 
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ENWIN UTILITIES - HYDRO 

If no open alley exists, we will require a minimum 10 ft wide easement (5 ft each side of the 
pole line) to accommodate the pole, anchors and existing overhead plant. 

Also, please note communications may also require easements (i.e.: Bell, Cogeco) 

[Jeremy Allossery, Hydro Engineering Technologist] 

ENWIN UTILITIES - WATER 

Water Engineering has no objections. 

[Bruce Ogg, Water Project Review Officer] 

LEGAL DEPARTMENT 

For lands abutting CD2.2, $20.00 per sq/ft without easements and $10.00 per sq/ft with 
easements. 

[Denise Wright, Lease Administrator] 

MNSi 

MNSi requires an aerial easement through the subject lands. 

[Dave Hartleib, Outside Plant Manager] 

PARKS & FACILITIES 

Parks D&D has no comments for this SAA/6884 LIAISON. 

[Sherif Barsom, Landscape Architect] 

PLANNING DEPARTMENT 

No comments provided 

PLANNING DEPARTMENT - LANDSCAPE ARCHITECT 

No objections from a landscape architectural perspective 

[Stefan Fediuk - Landscape Architect] 
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PUBLIC WORKS - ENGINEERING 

The subject alley to be closed is approximately 30 m long, 4 m wide, and composed of 
asphalt. A 300 mm diameter vitrified clay combined sewer runs underneath the east portion 
of the alley. There is a combined sewer manhole within the proposed closure area. If the 
alley closure is approved, an easement will be required over the municipal sewer. The alley 
drains to a catch basin in the center of the alley. If the alley is closed, the catch basin and 
lead pipe will be owned and maintained by the new property owner. Drainage must be 
maintained by the future owner. There is a hydro pole within the alley, an easement will also 
be required for utilities. There is a driveway approach at the west end of the subject closure. 
A permit will be required by the property owners to keep and maintain the driveway approach 
or to remove the redundant approach off Chilver Road to City Standards. There are multiple 
garbage and recycling bins in the alley. If the alley is closed, the property owner(s) will need 
to work with WDS to determine how garbage can be collected at the curb. The subject alley 
is deemed indispensable by CR 146/2005; however, Public Works has no concerns if the 
alley is closed subject to the easements and the conditions noted above. 

[Adam Pillon, Manager of Right-of-Way] 

PUBLIC WORKS - OPERATIONS 

September 12, 2022 

In addition to what you have mentioned below regarding utilities, sewers, garbage pick up 
etc., there are quite a few properties that use the rear for parking including 621 Kildare. Are 
they looking to “close” the north/south portion of the alley or the east/west portion? Either 
way, it does not appear that it is feasible at this time. 

September 13, 2022 

If it is the East/West portion, a sewer easement would be required and drainage of the 
existing portion of the alley would need to be maintained or suitably altered. 

[Roberta Harrison, Coordinator Maintenance] 

PUBLIC WORKS - TRAFFIC 

There is one overhead door at the rear of 1801 Wyandotte. However since this unit belongs 
to the requestor, there are no objections. 

There are many garbage cans and larger metal garbage bins which may end up being 
displaced to the north/south alley, and cause access issues. Should consider a contingency 
for No Parking signs as delivery vans were observed using the east/west alley at time of 
visit. 

The existing curb cut and apron would need to be removed and new barrier curb installed. 
If alley is closed, corner clearance should be reviewed. 

[Mike Spagnuolo, Signal Systems Analyst] 
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ROGERS COMMUNICATIONS 

No comments provided 

TELUS COMMUNICATIONS 

TELUS has no underground infrastructure in the area of your proposed work. 

[Meghna Patel, Permit Coordinator] 

TRANSPORTATION PLANNING 

No objections for the proposed closure. 

[Shannon Deehan, Transportation Planner] 

TRANSIT WINDSOR 

No comments provided 

WINDSOR FIRE 

No comments provided 

WINDSOR POLICE 

The Windsor Police Service has no concerns or objections with the closure of this section 
of alley within the Walkerville neighbourhood to permit use of the space for a building 
expansion or patio area.  The alley in question is a paved laneway currently accessible to 
vehicular traffic but its closure will not create problems for police to otherwise gain access 
for emergency incident response or vehicle patrol purposes within the immediate area. The 
closure will still leave other options available to the police for such purposes. To ensure the 
space can be established and then more importantly maintained in a safe condition, 
appropriate lighting should be considered that allows ongoing visibility of the space during 
night time conditions. The end result from this closure will create an area of enhanced 
positive activity generation (a core principle of good CPTED - crime prevention through 
environmental design) that supports public safety.   

[Barry Horrobin, Director of Planning & Physical Resources] 
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APPENDIX “D” 
Site Photos (September 14, 2022) 

Figure 1 - Alley looking west towards Chilver Road (1801-1833 Wyandotte Street East on right)

Figure 2 - Alley looking west towards Chilver Road (624-634 Chilver Road on left)

CR 98/2023 - Item 8.17- Appendix D



SAA-6884   Page D2 of D5 

 

 
Figure 3 - Alley looking west towards Chilver Road (1801-1833 Wyandotte Street East on right) 

 

Figure 4 - Catchbasin within alley (1801-1833 Wyandotte Street East on left) 
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Figure 5 - Alley looking north towards rear exit of Kona Sushi restaurant at 1801 Wyandotte Street East 
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Figure 6 - Looking east towards alley from Chilver Road (616 Chilver Road on left) 
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Figure 7 - Looking east towards alley from Chilver Road (1801-1833 Wyandotte Street East on left) 
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APPENDIX “E” 
Classification of Alleys and Suitability for Closure 

Classification of Public Rights-of-Ways: 

Currently streets and alleys fall into four classifications on the basis of their usefulness: 

1) Alleys that are indispensable. These would be alleys serving commercial properties
and properties fronting on heavily traveled streets i.e. major arterial routes and alleys
which contain sewers and must remain accessible for servicing; alleys or streets
which serve as the only vehicular means of access to rear parking areas and garages
where the property has insufficient lot width for a side drive; and, alleys which contain
Fire Department connections that are deemed to be necessary for firefighting access.

2) Alleys that, have some usefulness, are nevertheless dispensable and may or may
not be a complete liability.

3) Alleys that appear to serve no useful purpose, either now, or anticipated. Such
alleys are in residential areas and locations where generally the lots are wide enough
for side drives, or those alleys abutting parks and other parcels of land that do not
require any servicing from the alley. Remnant or stub-end streets which are dead-
ended and do not serve as access to other streets.

4) Alleys lying in Holding zones and other similar undeveloped areas where the alley
system is clearly obsolete and has never been developed, but where the City needs
to keep its options open until new area plans are prepared and development is
imminent.

Suitability for Closing: 

Following are the criteria and suitability for closing alleys in each of the above classifications. 

1) Indispensable alleys should not be closed, conveyed, reduced or otherwise
jeopardized through minority interests unless a suitable substitute alley is opened in
lieu thereof.  They are essential from the viewpoint of fire protection, police protection,
emergency services (i.e. ambulance) and loading or unloading of goods, refuse
collection, servicing of blocked sewers and utility services. Without such alleys, the
above noted services would at least be more costly if not impossible to complete or
adequately access; and would noticeably interfere with street traffic, thereby reducing
the access capacity of the adjacent arterial, collector, or street for business.

2) Alleys having some usefulness should be considered for closing only upon request
of abutting owners rather than by encouragement of the City.

3) Alleys that serve no useful purpose should be closed if at all possible, and in fact the
owners abutting thereon should be encouraged to accept conveyance.

4) Alleys that are clearly obsolete should not be closed unless there is a municipal
need or specific development proposals acceptable to the City are submitted.

CR 98/2023 - Item 8.17- Appendix E



SAA-6884 Page F1 of F1 

APPENDIX “F” 
Site Plan for Proposed Alley Redevelopment 
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1.0 INTRODUCTION 

 

Lassaline Planning Consultants (LPC) has been retained to undertake a planning 

rationale report regarding the feasibility of a Zoning By-law Amendment (ZBA) for lands 

known as 1850 North Service Road, Windsor.  

 

HD Development Group (the Owner) is proposing the development of the vacant 4.07 ha 

site with a new development comprising 387 unit residential condominiums in 5 buildings 

on site. There will be connection to municipal services and on site parking provided with 

491 parking spaces, 5 loading spaces, and 26 bike parking spaces. The development will 

comprise 5 buildings with a medium profile of 6 storeys (20.7 m) in height and will result 

in a lot coverage of 20% with 43 % landscaped open space.  

 

This planning rationale report will demonstrate the consistency of the development 

proposal with the Provincial Policy Statement (PPS) 2020 and how the proposed 

residential land use conforms with City of Windsor’s residential housing policies, supports 

healthy community initiatives, and provides for healthy, walkable community policies and 

is considered compatible with the neigbhbourhood.  

 

Jackie Lassaline, BA MCIP RPP, Lassaline Planning Consultants has prepared this 

planning rationale report to support, explain and justify the Zoning By-law Amendment 

(ZBA) application. 

 

1.1 APPLICATION INFORMATION 

The landowner, 1433311 ONTARIO INC. (HD Development Group), has applied for: 

1) a Zoning Bylaw Amendment (ZBA) to have the subject 4.07 ha property rezoned from 

‘Green District (GD1.2)’ to a ‘Residential District 3.3 (RD3.3)’ zone in the City of 

Windsor’s Comprehensive Zoning Bylaw 8600 (CZB).  The ZBA purports to provide 

an appropriate residential regulatory framework for the subject lands; 

2) an exemption for the development from ICB Bylaw 03-2020 whereby Council passed 

an Interim Control Bylaw 03-2020 that imposed the prohibition of multiple dwellings; 

3) a Plan of Condominium will be requested in anticipation of the condominium 

progressing through Condominium Act review; 

4) Site Plan Control will be applied for after the passing of the regulatory ZBA. 
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2.0 SITE AND SURROUNDING LAND USES 

 

Originally, the subject site was the soccer playing field associated with the Fogolar Furlan 

Italian Club located on North Service Road, in the City of Windsor. The site underwent a 

consent to sever in 2020 to create the 4.07 ha vacant parcel for the purposes of providing 

lands for residential development.   

 

The subject site is located at 1850 North Service Road, in the urban settlement area of 

the City of Windsor. The site is within the ‘Remington Park’ neighbourhood of  WARD 10, 

beside the Fogolar Furlan Italian Club.    

 

FIGURE 1 – LOCATIONAL MAP: 1850 NORTH SERVICE ROAD 
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2.1   LEGAL DESCRIPTION AND OWNERSHIP 

 

The subject lands are presently owned by 5054545 Ontario Inc. and are known as HD 

Development Group.   

 

The subject lands have a legal description of:   

 

Part Lot 95, Concession 2 Sandwich East Parts 1 and 2, 12R28716; S/T R786174E, S/T 

SE8811; S/T an easement and Right of Way in favour of Pts 3 and 4 12R28716 For 

Pedestrian and Vehicular Access, Servicing and Supply of Utilities as set out in 

CE1040237; Windsor. 

 

2.2 TOPOGRAPHY AND PHYSICAL FEATURES OF THE SITE 

 

The site is presently used as a soccer sports field and manicured lawn.  The subject lands 

are located between the Fogolar Furlan Club and the rear yards of the single detached 

residences along Byng Road.  

 

There is a manicured berm along the frontage of North Service Road with trees lining the 

top of the berm that will be incorporated as landscaping for the front yard of the subject 

development.   

 

There are no natural hazards or human made hazards on the site.  There are no water 

courses, ditches, or significant natural features present on the site.  The site is not situated 

on a flood plan.   

 

2.3  SIZE AND SITE DIMENSION 

 

The subject site is a large rectangular shaped parcel with a road frontage along North 

Service Road.  The site has an area of 4.07 ha with 143.87 m frontage on North Service 

Road.    
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FIGURE 2 – SITE AERIAL:  PROPOSED DEVELOPMENT SITE 

 
 

2.4  EXISTING STRUCTURES 

 

The site is presently vacant of buildings with only some metal soccer goal posts on the 

site that will be removed during the development of the property. There are no other 

existing buildings or structures on the site.   

 

2.5  VEGETATION AND SOIL 

 

 As a greenspace/parkland and soccer pitch associated with the Fogolar Furlan facility, 

there is only some scrub bushes and trees on the periphery of the property.  

 

 

ROPOSED DEVELOPMENT SITE
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FIGURE 3 – SITE PHOTO: LOOKINIG NORTH FROM NORTH SERVICE ROAD 
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FIGURE 4 – SITE PHOTO: LOOKINIG NORTH/EAST FROM PARKING LOT 

 

  

 

 Myler Consulting Biologists have completed a Species At Risk (SAR) investigation of the 

property and it was determined there are no species at risk or endangered species of 

flora or fauna at the subject site.   

 

 There are planted amenity trees in the berm along North Service Road that will be 

maintained.  The site is mainly comprised of open manicured lawn and sports field. 

Landscaping plan prepared by an OLA will be provided at the time of Site Plan Control 

submission. 

 

2.6 MUNICIPAL SERVICES 

 

 The subject property has direct access to sanitary sewers along the northern edge of the 

property along Udine Park and will provide for access to connect to service the 

development.  Please refer to attached APPENDIX B- SANITARY SEWER STUDY 

 

 The site also has direct access to storm water sewers along the southern edge of the 

property along the rear yards of the properties of Byng Road. A Storm Water Management 

design includes details for a storm pond for the holding and slow release of storm water. 

This pond will be a dry pond and will only contain water at time of a significant storm 

event. APPENDIX C – STORM WATER MANAGEMENT REPORT 
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 Residents of the new residences will have nearby access to a Transit Windsor Bus Route 

14 Parent, which stops on North Service Road at Conservation, a 9 minute walk away.  

The site is also nearby a multi-use pathway for pedestrians and cyclists, which runs 

through Urdine Park to the north.  The development proposes to create a pathway from 

the site to the existing multi-use trail for the benefit of pedestrians and cyclists, which will 

facilitate active transportation.   

 

2.7  NEARBY AMENITIES 

 

The proposed new 5 building condominium complex provides for a needed residential 

housing infill development that will help to reduce the impacts of climate change by 

promoting residential densification and facilitating active transportation by walking and 

cycling.  The subject site is accessible to existing Transit Windsor municipal bus routes, 

with a nearby stop at North Service Road and Conservation Road.   

 

The proposed development is less than a 5 minute drive to access the EC Row 

Expressway and a one minute drive to access Walker Road.  

 

The subject site is adjacent to greenspace at Urdine Park and is a walkable distance to 

Jennifer Park and Remington Park. The proposed development is also within a short walk 

of nearby elementary schools, places of worship, and other recreational and cultural 

amenities: 

 

- Chartwell Oak Park Terrace retirement residence (adjacent) 

- St Christopher Catholic Elementary School (10 min walk) 

- J.A. McWilliam Elementary School (16 min walk) 

- Spiritual Assembly of the Baha’i (20 min walk) 

 - Our Lady of Perpetual Help Catholic Elementary School (24 min walk) 

- Central Park Athletics (30 min walk) 

- Walker Homesite Park (19 min walk) 

- Holy Cross Greek Orthodox Church (12 min walk) 

- Hellenic Cultural Centre (12 min walk) 

- Bait ul Ehsaan Mosque (26 min walk) 

 

The subject site is accessible to bike trails along North Service Road to the south and at 

Urdine Park through to the north, promoting active transportation by cycling. The following 

recreational and commercial amenities are less than a 10 minute bike ride away: 

 

- Devonshire Mall (7 min) 



 P a g e  | 11  

1850 North Service Rd  
June 24, 2022 (rev) 
 
 
 

- Optimist Community Centre (10 min) 

- W.F. Chrisholm Public Library (9 min) 

- Metro groceries (7 min) 

 

2.8  SURROUNDING LAND USES 

 

The subject site is located within a residential neighbourhood with a wide variety of 

existing low, medium, and high density residential housing:  

 

a) North - Udine Park (GD1.1).  Low density residential area beyond (RD1.2). 

b) East -  Low density Residential area (RD1.1).  Medium density Residential area 

beyond (RD2.2 and HRD2.1).   

c) South - E.C. Row Expressway, J.A. McWilliam Elementary School beyond (1D1.1) 

d) West -  Fogolar Furlan Italian Club and treed yard, Windsor Hall banquet club (GD1.2),   

Chartwell Oak Park Terrace retirement residence (RD3.4) and low residential 

area beyond (RD1.2). 

 

FIGURE 5 – NEIGHBOURHOOD AERIAL: 1850 NORTH SERVICE RD 

 

 

NEIGHBOURHOOD AERIAL: 1850 NORTH SERVICE RD
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3.0  DEVELOPMENT PROPOSAL 

 

The Official Plan designates the subject site as “Residential’ on Schedule D: Land Use 

schedule of the Official Plan for the City of Windsor. The proposed land use of residential 

is a permitted use in the ‘Residential’ designation. It is my professional opinion that an 

amendment to the Official Plan policies are not required to support the proposed 

residential development in the residential designation.  

 

FIGURE 6 – CITY OF WINDSOR OFFICAL PLAN SCHEDULE D:  LAND USE 

 

A ZBA is required to establish a regulatory framework for the subject lands  to address 

the uniqueness of the proposed infilling development. The proposed ZBA purports to 

change the regulatory framework applied to the property  from ‘Green District GD1.2’ to 

a ‘Residential District 3.3 (RD3.3)‘ to support the proposed development of the site as a 

complex of 5 condominium buildings with a total of 387 units and associated parking and 

amenities. 

 

The presently vacant lands are comprised of 4.07 ha area and are proposed to be 

developed with 5 residential condominium buildings at 6 storeys each building: Building 

A with 58 units; Building B with 64 units; Building C with 143 units; Building D with 64 

units; and Building E with 58 units for total of 387 condominium units. The total Ground 

Floor Area (GFA) of the 5 buildings consists of 8,735 m2 GFA will result in a building lot 

coverage of 21.5 %.  
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FIGURE 7 – SITE PLAN 
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The parking is proposed at 495 regular parking spaces, comprised of 6 Type A Barrier 

Free (BF) spaces, 8 Type B BF spaces, 26 bike spaces, and 5 loading spaces. 

Approximately 54 parking spaces will be covered in parking garages associated with 

residential units.  

 

The neighbourhood provides for a mix of uses with predominantly residential use and a 

seniors complex in close proximity. With the design of the site and the design of the 

buildings, regard for compatibility as an infill development in an established 

neighbourhood has been the primary design focus.  

 

Design features have been addressed in multiple approaches that will be positive for the 

neighbourhood and demonstrates the compatibility of the proposed buildings as an 

infilling development within the existing neighbourhood. Buildings have been oriented 

laterally in an east west direction providing for balconies on the north and south building 

faces away from the existing residences on the east side of the buildings. The proposed 

residential buildings have been designed with the ‘ends’ of 4.5 of 5 buildings facing the 

existing residences. The building ends are not habitable rooms or balconies but rather 

comprise interior stairwells thereby eliminating by design the new owners ‘overlooking’ 

the backyards of the existing residents. Please refer below to FIGURE 5 and FIGURE 6 

AERIAL SITE VIEWS. 

 

The buildings have been located to the furthest points on the west of the property to 

provide for substantial distance separation to the existing residences. The existing fencing 

and landscaping buffer will also assist in providing separation distance to the existing 

residences.  

 

The development will provide for condominiums in a medium profile building, an 

alternative housing style and tenure that supports diversity and housing alternatives in 

the City. The ability for young adults to purchase a condominium is a more affordable 

alternative to the present single detached residences presently in the housing market. As 

well, the condominium development will support the need for senior residents within the 

community to age in place as an alternative tenure and style to the single detached 

residence. The provision of condominiums in the medium density complex will support 

diversity of housing that is necessary for a vital and healthy community. 
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FIGURE 8 – SITE AERIAL VIEW – NORTH-EAST CORNER 

 

 

FIGURE 9 – SITE AERIAL VIEW – SOUTH-EAST CORNER 
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Landscaped open space has been allocated at 41% as extensive amenity space for the 

residents. Outdoor amenities include extensive grassed area, trees and landscaping, 4 

outdoor pavilions, 3 outdoor pickleball courts, and proposed walking paths, landscaping 

and benches surrounding the dry storm water management pond/swale with the intent to 

create a significant gathering place/outdoor amenity space for the residents. 

 

The existing treed berm along North Service Road will be retained.  A pedestrian 

connection will be created to the existing municipal multi-use trail through Urdine Park. 

The proximity of the complex to recreational greenspace, schools, and public transit will 

promote active transportation within the City of Windsor.  The proposed landscaping with 

the development of gathering places, outdoor pavilions, pickleball courts, and an outdoor 

amenity area will encourage residents to develop a sense of community and place. The 

proposed development is accessible by public transportation to amenities throughout the 

City such as Devonshire Mall, St. Clair College, and the University of Windsor.   

 

The massing and height of the buildings are medium profile and in my professional 

opinion are compatible with the adjacent mixed density and use neighbourhood. The 

buildings provide for a transition between single detached and other densities and uses 

within the neighbourhood.  

 

The residential condominium complex will provide an alternative form of housing style 

and tenure from the typical single detached residences common in Windsor, creating a 

needed diversity of housing options within the City. The condominium complex will 

provide a new housing choice identified as the ‘Missing Middle.’   

 

3.1 PROPOSED ZONING BYLAW AMENDMENT (ZBA) 

 

Subject site is designated ‘Residential’ on Schedule A of the Official Plan for the City of 

Windsor. An Official Plan Amendment (OPA) is not being requested as the subject site is 

already appropriately designated ‘Residential’ in the City of Windsor Official Plan. 

 

The owner, HD Development Group, is proposing to develop the subject site for a 

complex of 387 condominium units in 5 buildings of 6 storeys with 495 associated parking 

spaces and extensive landscaping.  The subject lands are currently zoned 'Green District 

(GD1.2)' in the CZB 8600.  A ZBA is requested to change the current zoning of ‘GD1.2’ 

to a ‘Residential District (RD 3.3)’ to ensure compliance with zoning By-laws regulations.   
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The condominium development is proposed to consist of large-scale high-profile buildings 

with a density of 95 units per hectare.  It is proposed that the new development be 

designated ‘Residential RD 3.3” in the CZB 8600 to ensure compliance with zoning 

regulations.  Refer to SECTION 6.0 CITY OF WINDSOR ZONING BYLAW REVIEW.   

 

3.2 SANITARY SEWER STUDY 

 

 Aleo Associates Inc., 325 Devonshire Road, Suite 500, Windsor ON N8Y 2L3, is a 

qualified engineering firm to provide a professional opinion regarding the Sanitary Sewer 

Study and determine availability and capacity for the proposed residential development. 

Please refer to report referenced ‘Sanitary Sewer Study 1850 North Service Rod 

2022.06.24’. 

 

Conclusion by Aleo Associates relating to the Sanitary Sewer Study determined that there 

is sufficient capacity in the municipal sewer system to accommodate the proposed 

development:  

 

 “This is a significant increase in the total peak sewage flow rate, however, the 
capacity in the municipal sewer system to support the development exists. The 
sanitary sewer system will have 64% of its capacity utilized post�development 
which still allows for additional development within this drainage area in the 
future. Therefore, there is sufficient capacity available in the municipal sanitary 
sewer to support the proposed condominium development without affecting the 
municipal system or surrounding properties.” 

  

3.3 STORM WATER MANAGEMENT STUDY 

 

 Aleo Associates Inc., 325 Devonshire Road, Suite 500, Windsor ON N8Y 2L3, is a 

qualified engineering firm to provide a professional study regarding Storm Water 

Management Report (SMWR) . Please refer to report referenced ‘Storm Sewer Study 

1850 North Service Rod 2022.06.24’. 

 

Conclusion by Aleo Associates relating to the management of Storm Water on site:  

 

“The proposed development consists of five, six story multi-unit residential 
buildings with surrounding parking lot and landscape areas. An 85% impervious 
percentage will be used for the developed site. A new storm connection will be 
made to the municipal storm trunk sewer to provide a deeper outlet for the site 
drainage design than what the existing outlet elevation currently provides at the 
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existing catch basin. The existing site storm connection will be abandoned to City 
of Windsor standards.  
 
A flow restrictor will be installed at the outlet to restrict the post development flows 
to the pre-development release of 44 L/s. The runoff rate of the existing pre-
developed condition is being maintained as part of the proposed development 
and therefore there will not be any effect on the receiving storm sewer system or 
surrounding properties.  
 
A storm detention scheme will be carried out during the detailed design phase 
and will completed to conform to the Windsor-Essex Region Stormwater 
Management Standards. Storage will be provided through surface storage on the 
parking lot surface, in a large detention pond which was incorporated into the site 
plan design, and in underground storm pipe and structures.  
 
Stormwater quality control will be accomplished by incorporating an oil and grit 
separator unit at the outlet to treat stormwater captured from the site before it is 
released to the municipal sewer system. The level of treatment will be normal 
(70% TSS removal).” 

 

3.4 SPECIES AT RISK 

 

 Myler Ecological Consulting, 7 Olive Crescent, Stoney Creek, ON L8G 2T2, is a 

qualified firm to provide a professional opinion regarding the presence and significance 

of SAR.  

 

EXECUTIVE SUMMARY AND RECOMMENDATIONS: 

 

• Myler’s observations confirmed an absence of natural habitat and natural 

vegetation communities on the site that could support SAR occurrences.  

 

• None of the listed SAR plant species was observed.  

 

• The observed conditions on the site were unsuitable for their occurrence and, 

except for common suburban songbirds, for wildlife in general, both common 

species and SAR.  

• Accordingly, the proposed severance and condominium development can be 

completed in compliance with the Endangered Species Act without impact to 
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SAR or SAR habitat and without the need to employ avoidance or mitigation 

measures to protect SAR.  

 

• However, to maintain compliance with the Migratory Birds Convention Act, 

should removal of any of the planted amenity trees on the site be required, it 

would be best to avoid the active bird nesting season (approximately late March 

to late August). Otherwise, tree removals during the nesting season should be 

conducted under the guidance of a qualified biologist who will search for active 

nests and identify temporary avoidance and temporary buffers if required. 

 

3.5 TRAFFIC STUDY 

 

 Paradigm Transportation Solutions Limited, 5A-150 Pinebush Rd, Cambridge ON 

N1R 8J8, is a qualified transportation engineering firm that undertook a traffic study 

relating to the proposed development.  

 

EXECUTIVE SUMMARY AND RECOMMENDATIONS: 

  

 Based on the investigations carried out, it is concluded that: 

 

►  Existing Traffic Conditions: All study area intersections are currently 

operating within acceptable levels of service;  

► Proposed Development: The full build-out of the site is forecast to generate 

103 and 130 trips during weekday AM and PM peak hours, respectively; 

► 2030 Background Traffic Conditions: All study area intersections are forecast 

to operate at acceptable levels of service;  

► 2030 Total Traffic Conditions: All study area intersections are forecast to 

operate at acceptable levels of service; and  

►  Remedial Measures: 

• Left-Turn Lane Warrants: It was found that no left-turn lanes are forecast 

to be warranted. 

 

 Recommendations: 

 

 Based on the findings of this study, it is recommended that no improvements to 

the transportation network be required for the approval of the proposed 

development. 
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3.6 NOISE STUDY 

 

 JJ Acoustic Engineering Ltd., JJ-00392 NIS1 is a qualified Noise Engineering firm that 

undertook a noise study relating to the proposed development.  

 

 “This Study has determined that the potential environmental noise impact from road traffic 

noise is significant. The proposed development will need the following: a requirement for 

central air-conditioning, noise warning clauses and special building components. Road 

traffic noise control requirements for the Site were determined based on road traffic volumes 

provided by the City of Windsor (City) and forecasted to 10 years from the date of this study. 

  

 Recommendations:  The road traffic noise impacts were above the NPC 300 requirements. 

Noise mitigation measures include:  

  

 

 

 Building #1 • Warning Clause Type C for the East and South façades. • Requirement for 

Air Conditioning for the entire building. These have been summarized in Attachment B under 

Table B1.  

  

 Building #2 • Warning Clause Type C for the East façade. • Warning Clause Type D for the 

South façade. • Requirement for Air Conditioning for the entire building. • A minimum of 
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STC 29 is required for all exterior glazing for the South façade. These have been 

summarized in Attachment B under Table B1.  

  

 Building #3 • Warning Clause Type C for the North façades. • Warning Clause Type D for 

the East, South, and West façades. • Requirement for Air Conditioning for the entire building. 

• A minimum of STC 33 is required for all exterior glazing for the South façade. • A minimum 

of STC 30 is required for all exterior glazing for the East and West façades. These have 

been summarized in Attachment B under Table B1 

 

 Building #4 • Warning Clause Type C for the North façade. • Warning Clause Type D for 

the East, South, and West façades. • Requirement for Air Conditioning for the entire building. 

• A minimum of STC 29 is required for all exterior glazing for the East façade. • A minimum 

of STC 35 is required for all exterior glazing for the South façade. • A minimum of STC 31 

is required for all exterior glazing for the West façade. These have been summarized in 

Attachment B under Table B1.  

 

 Building #5 • Warning Clause Type C for the North façade. • Warning Clause Type D for 

the East, South, and West façades. • Requirement for Air Conditioning for the entire building. 

• A minimum of STC 32 is required for all exterior glazing for the East façade. • A minimum 

of STC 37 is required for all exterior glazing for the South façade. • A minimum of STC 34 

is required for all exterior glazing for the West façade.  

 

 Outdoor Living Area: • Warning Clause Type A • OLA #5 is over noise limit in its current 

placement, JJAE advises to remove from Site Plan. • OLA #6 is over noise limit in its current 

placement, JJAE advises to remove from Site Plan. These have been summarized in 

Attachment B under Table B1.” 
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3.7 SHADOW STUDY 

 

 JUNE (SUMMER): 

 

 As shown in the Shadow Study, Figure 7 – June (Summer) shows that due to the building 

orientation and location, the buildings do not result in shadows on the adjacent residences 

during the summer months. The location of the buildings to the west of the property, the 

orientation of the buildings east and west, and the low profile of the buildings results in 

no negative impact on the adjacent residences with shadows.  

 

 

  

FIGURE 10 – SHADOW STUDY – JUNE (SUMMER): 
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MARCH (SPRING): 

  

 As shown in the Shadow Study, Figure 8 – March (Spring) shows that there is only a 

minor time late afternoon after 5:00 pm that shadow falls on the adjacent residential 

neighbourhood. This shadow study shows that the location of the buildings to the west of 

the property, orientation of the buildings east and west on the parcel, and the medium 

profile of the building has a positive impact in the reduction of the impact of shadows on 

the adjacent neighbours. 

 

 FIGURE 11 – SHADOW STUDY – MARCH (SPRING) 
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3.8  BUILDING RENDERINGS 

 

BUILDING A & E 
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BUILDING A & E 

 

BUILDING C 
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3.9  OPEN HOUSE 
 

 Please refer to APPENDIX C – OPEN HOUSE INFORMATION 

 

*  Notice was prepared and hand delivered to the neighbours along Byng; 

*   Open House was held on May 10, 2022 at the Fogolar Furlon facility, Windsor Room; 

*  There was a significant turn out of approximately 24-26 neighbours and Councillor 

Morrison; 

*   Most neighbour’s issues were based on an existing traffic concern: With shift work at 

Chrysler’s, there are peak periods of excess traffic using Byng St as a ‘short cut’ – 

concern is that the new residents will utilize Byng as a ‘short cut’ adding more traffic; 

*    The residents wanted to know range of prices of condos – some were interested in 

‘aging in place’ by purchasing a unit and selling their single detached residence; 

*    Concern was raised about privacy – explained about the orientation of the building – 

were more concerned about ‘any’ neighbour; 

*    Concern was raised about the de-valuation of their homes.  

*  Most left with positive response and supportive of the measures taken to ensure 

compatibility of the development with their existing residence.  
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4.0 PROVINCIAL POLICY STATEMENT (PPS)  

 

When reviewing a planning application to determine if the requested Zoning Bylaw 

Amendment (ZBA) makes sound planning, it is imperative that the proposed development 

is consistent with the Provincial Policy Statements (PPS): “The Provincial Policy 

Statement provides policy direction for appropriate development while protecting 

resources of provincial interest, public health and safety, and the quality of the natural 

environment. It (PPS) recognizes that the wise management of development may involve 

directing, promoting or sustaining growth. 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." 

 
“Section 1.1.1 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;  

 

 

COMMENT:  

In my professional opinion, the proposed ZBA will authorize the proposed new 

development  that will create an efficient and effective use suited and compatible 

with the existing neighbourhood.   

 
 

 

 

 

 

COMMENT:  

The condominium buildings will provide for an alternative style and tenure of housing 

than the standard single detached residence. The ZBA will facilitate the provision of 

a variety and diversity of housing needed within a community to support a healthy 

community. The residential buildings will be developed as condo ownership providing 

for an alternative housing style and tenure while supporting a diversification of 

housing styles and tenures. The condominium as infilling housing within an older 

residential neighbourhood will provide alternative housing for neighbours to ‘age in 

place’ as a next stage housing alternative to their single detached residence. 
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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; 

 

 

COMMENT:  

There are no environmental or health issues associated with the proposed 

development of the existing vacant lands. The property is an infilling parcel that will 

support, in my professional opinion, the efficient and effective utilization of 

municipal services.   

 

 

 

COMMENT:  

The subject lands are located within the urban area of the settlement area within 

the City of Windsor. The ZBA authorizes  an infilling residential development within 

an established residential neighbourhood; the buildings are distance separated 

from the existing residences, provide a neighbourhood transition in a mixed density 

and mixed use neighbourhood; the medium density residences that in my opinion, 

provide a housing tenure and style diversification that is compatible with the 

neighbourhood. In my professional opinion, the proposed development will not 

result in the unnecessary expansion of the urban settlement area. 

 

 

 

 

 

 

 

 

 

 

 

 

 

COMMENT:  

 

The proposed development is infilling in a vacant, under utilized field within an 

established residential neighbourhood. The development will allow for an infilling 

development of medium density residential development that will utilize existing 

municipal services. The utilization of the vacant property for the development of 387  

residential condominium units, in my professional opinion, will result in with an 

appropriate intensification of use. 
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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 

COMMENT:  

Building accessibility will be established in compliance with the OBC for all the 
residential units. 
 

 

 

 

 

 

COMMENT:  

 

Site services are available to the site. As noted in the Engineering report, there is 

municipal capacity to accommodate the proposed land use and the development will 

not result in an expansion of municipal infrastructure. In my professional opinion, the 

site location will allow for an efficient and effective development while providing for a 

cost effective utilization of existing municipal infra-structure. 

 

The site is located near municipal bus route and has direct access to the Edward 

Charles Expressway (EC ROW), an expressway providing access across Windsor. 

In my opinion, the proposal supports the establishment of alternative housing tenure 

and style while supporting intensification of land use in an appropriate area while 

supporting wise management and cost effective utilization of municipal services such 

as the transit system, walking trail and bike trail infrastructure of municipal services, 

and efficient utilization of existing municipal services. 

 

In my professional opinion, the proposed residential development of the property is 

consistent with and supports the cost-effective intensification of the property as 

infilling development while minimizing land consumption and supports the efficient 

and effective utilization of municipal infrastructure.   

 

 

 

 

 

COMMENT:  

As noted in the Sanitary Sewer Study (Appendix B) and the Storm Water 

Management Report (Appendix C) there is capacity available in the municipal 

infrastructure to accommodate the proposed 387 residential unit condos. In my 

professional opinion, the proposed new condo development can be considered an 

efficient and effective utilization of municipal infrastructure. 
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h)  promoting development and land use patterns that conserve biodiversity; and  

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

 
“Section 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. 

 

 
 

COMMENT:  

The subject lands were designated for residential development and are located 

within a residential neighbourhood. The proposed residential condominium 

development is permitted by the OP and will be authorized by the proposed ZBA.  

 

In my professional opinion, the proposed development provides for an efficient and 

effective utilization of municipal services; provides for an intensification of an 

appropriate land use; and will provide for suitable and compatible residential 

development that will provide for alternative housing tenure and style.  

 

 

 

 

 

 

COMMENT:  

The building is located within a neighbourhood providing services and 

commodities within walking distance. There are employment opportunities within 

walking distance to the site, supporting the work/live initiative. There is a bus 

service,  trail system, and the EC ROW within close proximity that will reduce the 

dependence on the vehicle while supporting walking, biking and healthy 

community initiatives of the Municipality and Province.  

 

 

 

 

 

 

 

COMMENT:  

In my professional opinion, the proposed development assists with the 

conservation and preservation of biodiversity by providing for wise intensification 

of land use with redevelopment of existing lands as infilling in an urban centre.  
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“Section 1.1.3.4 Settlement Areas 
 
Appropriate development standards should be promoted which facilitate 
intensification, redevelopment and compact form, while avoiding or mitigating risks 
to public health and safety.” 

 

 

“Section 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.” 

 

COMMENT:  

The development of the subject lands supports, promotes and facilities an 

appropriate land use for the neighbourhood while allowing for an intensification of 

land use and providing needed residential condominium units as alternative tenure 

and style of housing. There are no public health issues or risks associated with the 

proposed development. 

COMMENT:  

In my professional opinion, the requested ZBA is consistent with the 2020 

PPS by supporting the sound and efficient managed intensification and 

growth associated with the residential development of the land use for the 

subject site. Providing for a ZBA regulatory framework that support the 

development of these lands for residential condominiums as an infilling 

development of a compatible development for the community, in my 

professional opinion supports the Healthy Community initiatives and is 

therefore consistent with the Provincial Policy Statements.  

 

 

 

 

 

COMMENT:  

In my professional opinion, the proposed development will provide for a compact built 

form with appropriate intensification of land use as an infilling residential development 

in a neighbourhood of mixed uses and mixed residential densities resulting in an 

efficient and effective use of the subject lands.  
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5.0 CITY OF WINDSOR OFFICAL PLAN 

The City of Windsor Official Plan provides policies directing land use within the entirety of 

the municipality of Windsor. The policies are consistent with the Provincial Policy Statements 

and provides additional policy direction for development within the City of Windsor. The 

subject lands are designated ‘Residential’ in the Official Plan and as shown on Schedule D 

Land use Plan for the City of Windsor. The following review places the proposal in context 

of the policy framework of the Official Plan for the City. 

 
“2. Glossary 
DEVELOPMENT PROFILE Development Profile refers to the height of a building 
or structure. There are four development profiles described in the Plan: City of 
Windsor Official Plan1 Volume I 1 Glossary 2 - 2 (a) Low Profile development is 
a building or structure generally no greater than fourteen (14) metres in height. 
Low Profile Housing development is further classified as follows; (i) small scale 
forms: single detached, semi-detached, duplex, and row and multiplexes with up 
to 8 units; and (ii) large scale forms: buildings with more than 8 units; (b) Medium 
Profile development is a building or structure generally no less than 
fourteen (14) metres in height and generally no greater than twenty six (26) 
metres in height; (c) High Profile development is a building or structure generally 
no less than twenty (26) metres in height and generally no greater than fifty eight 
(58) metres in height; (d) Very High Profile development is a building or structure 
generally greater than fifty eight (58) metres in height. 
 

 

“3.2.1.2 NEIGHBOURHOOD HOUSING VARIETY  

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.  

COMMENT:  

The proposed 387 residentials condominium units are proposed to be constructed 

in 5 buildings as shown on the attached Site Plan. Each building is proposed at 6 

storeys in height with 20.7 m in height. The buildings and development can be 

considered medium profile as infilling within a neighbourhood of mix uses and 

profiles. 
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“3.2.1.4 COMMUNITY DESIGN  

The design of buildings and spaces will respect and enhance the character of 
their surroundings, incorporating natural features and creating interesting and 
comfortable places. Streets, open spaces and the greenway system will serve as 
public amenities connecting and defining neighbourhoods and contributing to 
Windsor’s image. New development in Windsor will accommodate the needs of 
pedestrians, cyclists and other recreational activities.” 

 
“3.2.3.5 ENERGY EFFICIENCY  

Windsor will encourage the design and construction of energy efficient buildings 
and landscapes to reduce air, water and land pollution.” 

 

COMMENT:  

The proposed residential condominium development will provide for an alternative 

housing style and tenure than the standard single detached residence providing a 

diversity of housing. The condominium housing provides for an opportunity for some 

of the long established residents within the neighbourhood to remain within their 

neighbourhood and ‘age in place’, a positive opportunity voiced by attendees of the 

Open House. In my professional opinion, the proposal conforms with the policy 

direction to provide for housing variety. 

 

 

 

 

 

 

 

 

COMMENT:  

The site plan has been designed with the neighbourhood aspect in consideration. 

There has been a link to the trail system through the development. There are 

amenities designed for the site such as landscaping, buffering, etc that will benefit 

both the residents and the neighbourhood, providing for conformity of the 

development with this OP policy.  

 

 

 

 

 

 

 

 

 

COMMENT:  

Efforts will be made in the design of the buildings and an increase in landscaping to 
facilitate energy efficiencies. The development proposal, in my professional opinion, 
conforms with energy efficiency policies of the Official Plan.  
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“6. Land Use  

“6.0 Preamble A healthy and livable city is one in which people can enjoy a 
vibrant economy and a sustainable healthy environment in safe, caring and 
diverse neighbourhoods. In order to ensure that Windsor is such a city, Council 
will manage development through an approach which balances environmental, 
social and economic considerations. As such, the Land Use chapter of this Plan 
promotes a compact urban form and directs compatible development to 
appropriate locations within existing and future neighbourhoods. This chapter of 
the Official Plan provides goals, objectives and policies for the land use 
designations identified on Schedule D: Land Use and Schedule E: City Centre 
Planning District and should be read in conjunction with the other parts of the 
Plan. 

 

“6.2.1.2 TYPES OF DEVELOPMENT PROFILE  
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.” 

 

COMMENT:  

The development proposal is for a medium profile building in a neighbourhood of 

mix profiles. The design of the buildings to provide for buffering, setback, and 

building orientation also ensures compatibility as an infill development within the 

existing neighbourhood.  

 

 

 

COMMENT:  

The provision of residential condominiums as alternative housing as infilling in an 
existing residential neighbourhood supports the healthy community by providing for 
diversification. The neighbourhood provides for walkability, amenities and a 
diversifications of uses and residential densities. Compatibility with the 
neighbourhood was the key element in design features of the proposal. In my 
professional opinion the development is compatible with the neighbourhood as an 
infilling development and conforms with this policy of the OP.  
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“6.3 Residential 

 The lands designated as “Residential” on Schedule D: Land Use 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. The following objectives and policies establish the framework for 
development decisions in Residential areas.  

 

 

“6.3.1 Objectives  

6.3.1.1 RANGE OF FORMS & TENURES  

To support a complementary range of housing forms and tenures in all 
neighbourhoods.” 

 

 

COMMENT:  

The proposed condominium development will provide for an alternative form of housing 

tenure and style than the typical style of housing in the neighbourhood. The 

diversification supports rejuvenation of the neighbourhood. Significant amenities such 

as landscaping, link to the municipal trail system are to be provided on site for the 

residents benefit as well as the neighbourhood.  

The proposed development in my professional opinion conforms with the policy of the 

Official Plan that supports and encourages diversification in housing to ensure a 

healthy and prosperous community.  

 

 

 

 

 

 

 

 

 

 

COMMENT:  

The proposed residential condominiums provide for an alternative form of 

housing tenure and style in the neighbourhood. The condominium form of 

housing will allow for some existing residents to remain in the neighbourhood 

and ‘age in place’. The proposed development, in my opinion, conforms with this 

policy of the Official Plan.  
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“6.3.1.2 NEIGHBOURHOODS  

To promote compact neighbourhoods which encourage a balanced 
transportation system.” 

“6.3.1.3 INTENSIFICATION, INFILL & REDEVELOPMENT  

To promote selective residential redevelopment, infill and intensification 
initiatives.”  

 
“6.3.2.4 LOCATIONAL CRITERIA  
 
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.” 

 
 

 

COMMENT:  

The proposed development will be locating on an under-utilized vacant parcel within 

a mixed use neighbourhood. The medium profile development will provide for 

residential use as an infill development on municipal services and with consideration 

for compatibility to the existing residential development located adjacent to the site. 

The intensification can be considered well managed intensification providing for a 

compatible development with the neighbourhood.  

 

 

 

 

 

 

 

 

 

COMMENT:  

The subject site is located fronting on North Service Road with direct access to the EC 

ROW, a major city wide collector road system. The development being proposed will 

connect with the existing municipal trail located at the north end of the property. There 

is a municipal bus system within close walking distance to the site. The proposed 

development will support a balanced transportation system and in my professional 

opinion, the proposed development conforms with the policy direction.  
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“6.3.2.5 EVALUATION CRITERIA FOR A NEIGHBOURHOOD 
DEVELOPMENT PATTERN  
 
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: 
(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)  adjacent to sources of nuisance, such as noise, odour, vibration and dust;  
(iii)  within a site of potential or known contamination;  
(iv) where traffic generation and distribution is a provincial or municipal 

concern; and  
(v)  adjacent to heritage resources. 

(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 amenity areas;  

(d)  provided with adequate off street parking;  
(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.” 

COMMENT:  

The subject site fronts on North Service Road with direct access to the EC Row, a 
major collector road within the City of Windsor.  
 
The infilling development will provide for wise management of the existing 
municipal infra structure and services. The SWM Report and Sanitary Sewer Study 
provided by the Civil Engineer provides a professional opinion that there is 
sufficient services and capacity to support the development proposal.  
 
The development is proposed with a significant 41 % landscaped open space while 
providing connections to municipal trail, extensive landscaping, a gathering place, 
pickle ball courts, and outdoor pavilions.  
 
Based on the locational criteria, the proposed development location conforms with 
the relevant policy of the Official Plan to ensure appropriate criteria is met for a 
sound development and a healthy neighbourhood and community. 
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“8.7.2.3 INFILL DEVELOPMENT  
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; and  
(g) building area to site area ratios. 
 (h) the pattern, scale and character of existing development; and,   
(i) exterior building appearance.” 

COMMENT:  

Based on all studies completed and included with this PRR, there are no environmental 

hazards on site; no negative impact resulting from the traffic that will be generated by 

the development; all noise impact can be mitigated through architectural or design 

features; and there are no development constraints associated with the property. 

 

The proposed development is a residential infilling of a medium profile building within a 

neighbourhood of mix of profiles and uses. The lot size and configuration provides 

opportunities to support the inclusion of a medium profile building while providing for 

increased setbacks, appropriate orientation of buildings and buffering to support a 

compatible new development within an older neighbourhood. 

 

The infilling development will provide for a variety of housing style and tenure to the 

neighbourhood and the community that supports a healthy community. The 

condominium style of housing will allow some existing residents stay within their 

established neighbourhood and ‘age in place’. The housing style also provide for a style 

of housing that is considered the ‘missing middle’ of the community. 

 

The proposed development is a wise utilization of an under-utilzed parcel with the 

efficient and effective use of municipal services. 

 

The proposed development, in my professional opinion, conforms with this policy by 

providing for an appropriate and compatible development within the existing 

i hb h d   
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COMMENT:  

The large lot has been utilized to provide for a significant setback of the buildings from the 

existing residences on the east. Landscaping and buffering have been utilized to further 

buffer and provide separation of the new development from the existing residences.  

 

Significantly the buildings have been designed with an east/west orientation so that the 

non-habitable portion (stairway) of the buildings are facing the existing residences 

providing privacy of use for the existing residences to the east.  

 

As demonstrated in the rendering and the elevations prepared by ADA Architects, the 

medium profile buildings are of a high quality design that will be a positive attribute to the 

neighbourhood. The buildings will provide a vibrancy to a property that has been vacant 

and under utilized. The vibrancy of the new building will help to rejuvenate a 

neighbourhood that has not recently seen change. 

 

The Shadow Study shows that the new buildings will not create a shadow or negative 

impact on the enjoyment of the sunshine on the adjacent residences.  

  

The medium profile buildings provide for a nice transition and separation between the 

existing residences and the commercial use of the Fogolar Furlon and the institutional 

Chartwell senior’s home.  

 

The buildings provide for a diversity of housing style as well as tenure needed within a 

community to support the healthy community created through diversity. 

 

In my professional opinion, policy directions have been regarded in the design of the 

proposed development and that the proposal is a sound, compatible development with 

the neighbourhood. 

 

 

 

 

 

 

 

COMMENT:  

In my professional opinion, the requested ZBA conforms with the relevant policies 
of the Official Plan for the City of Windsor based on the evaluation noted above. 
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6.0  CITY OF WINDSOR ZONING REGULATIONS  

The subject lands are zoned ‘Green District GD1.2’ in the CBZ 8600 for the City of Windsor.  

The land use of residential is not a permitted use in the ‘Green District GD1.2’ zone presently 

applied to the subject lands.  The change of use from a Green District does not comply with 

the existing regulatory framework applied to the property.  

Zoning By-law Amendment (ZBA) is requested to rezone the subject lands to ‘Residential 

RD 3.3’ zone under the CZB 8600 for the City of Windsor will ensure compliance of the 

proposed development of the site as 5 large scale high profile residential building of 6 

storeys high at a density of 95 units per hectare.  

PROVISION GREEN DISTRICT 

GD1.2 

RESIDENTIAL R3.3 PROPOSED 

DEVELOPMENT 

 
LOT AREA 

1,850 m2  

1,825 m2 for first 19 units 
45 m2 each additional unit 
 
(18,385 m2 for 387 units) 

4.07 ha  
 
40,703 m2 

LOT FRONTAGE N/A 45 m   143 m 

FRONT SETBACK N/A  21 m 

REAR SETBACK N/A  11.4 m 

INTERIOR SIDE YD N/A  19.7 m  (east) 

LANDSCAPED OPEN 
SPACE 

N/A 35% (min) 41% 

LOT COVERAGE  25% 35% (max) 20% 

PARKING N/A 1.25 sp x 387 = 484 spaces 491 spaces 

BICYCLE PARKING  N/A 26 spaces 26 spaces 

DWELLING UNIT 
DENSITY  

N/A 180 units/ ha    95 units/ha 

MAXIMUM MAIN 
BUILDING HEIGHT  

14 m 24 m   20.7 m 
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COMMENT:  

After review and evaluation of the CZB for the City of Windsor, the proposed site 
development complies with the ‘Residential District 3.3 (RD3.3)’ regulations without 
modification to recognize site specific provisions. 
 
It is therefore my professional opinion that a ZBA to establish the (RD3.3) zone 
regulatory framework for the subject lands meets the intent of the CZB for the City of 
Windsor.    
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7.0  SUMMARY 

 

In my professional opinion, the requested Zoning Bylaw Amendment (ZBA) purports to apply 

‘Residential’ specific regulatory framework to allow for an appropriate land use for the 

subject site.   

 

The condominium buildings will provide for an alternative style and tenure of housing than 

the standard single detached residence within the mixed use and mixed density 

neighbourhood. The ZBA will facilitate the provision of a variety and diversity of housing 

needed within a community to support a healthy community. The residential buildings will 

be developed as condo ownership providing for an alternative housing style and tenure while 

supporting a diversification of housing styles and tenures accommodating a healthy 

community. The condominium as infilling housing within an older residential neighbourhood 

with a mix of housing styles and densities that will provide alternative housing. In addition, 

the condo style and tenure of housing will provide the neighbours an alternative option for 

them to continue within their neighbourhood and to ‘age in place’ as a next stage housing 

alternative to their single detached residence. 

  

In my professional opinion, the residential condominiums have been designed with respect 

for the existing adjacent residences and with the location of the buildings on the property, 

the orientation of the buildings, the beautiful design, separation spacing, extensive 

landscaping, provision of amenities and parking on site, and the medium profile aspect of 

the buildings will result in a suitable and compatible development within the existing  

neighbourhood.   

 

The proposed residential condo development will support the rejuvenation of the existing 

neighbourhood; will provide for a compatible development as an infilling development;  will 

provide an aesthetically pleasing development; will provide for alternative style and tenure 

of housing to assist the existing residents to age in place; will provide for an efficient and 

effective infilling and utilization of municipal services; and will provide for needed alternative 

residential housing style and tenure supporting the diversification of housing 

accommodation in the City of Windsor. 

 

In my professional opinion, the requested ZBA makes sound planning and the necessary 

amendment is supportable. 
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7.2 CONCLUSION  

 

Given the foregoing assessment and my evaluation of the proposal in relation to the PPS 

2020, the City of Windsor Official Plan and the Comprehensive Zoning By-law, in my 

professional opinion the proposed Zoning By-law Amendment (ZBA) is consistent with 

polices of the PPS, OP, and regulations found in the Zoning By-law.  

 

In addition, it is my professional opinion that the proposed Zoning By-law Amendment (ZBA) 

is appropriate and desirable within this policy framework as it will facilitate development of 

site while also implementing the proposals included in this Planning Justification Report 

dated May 27, 2022.  

 

In summation, the proposal conforms with the proposed Zoning Bylaw Amendment (ZBA) 

that will appropriately establish a regulatory framework under the ‘Residential District 3.3 

(RD3.3)’ zone. The ZBA provides a regulatory framework to authorize for needed residential 

accommodation and supporting a diversity of housing tenures and styles within the 

municipality. 

 

In my professional opinion the requested ZBA: 

 

1) is consistent with the policies of the 2020 Provincial Policy Statements; 

2) conforms with the established policy framework of the OP;  

3) maintains the intent of the City of Windsor CZB and when the ZBA is passed, it will 

establish the regulatory framework required for the development to comply with the 

CZB; 

4) makes sound planning.  

 

 

I hereby certify that this report was prepared by Jackie Lassaline RPP MCIP, a Registered 

Professional Planner within the meaning of the Ontario Professional Planners Institute Act, 1994. 

 

Lassaline Planning Consultants Inc.                                                   

 

 

Jackie Lassaline BA MCIP RPP                    

Principal Planner  

  

Lassaline Planning Consultants Inc.

Jackie Lassaline BA MCIP RPP             
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APPENDIX A:  ZONING 
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APPENDIX C - Extracts from Zoning By-law 8600

SECTION 3 – DEFINITIONS 

3.10 DEFINITIONS 

DWELLING means a building or structure that is occupied for the purpose of human 

habitation. A correctional institution, hotel, motor home, recreational vehicle, tent, tent 

trailer, or travel trailer is not a dwelling. 

MULTIPLE DWELLING means one dwelling containing a minimum of three dwelling 

units. A double duplex dwelling, semi-detached dwelling, stacked dwelling, or 

townhome dwelling is not a multiple dwelling. 

DWELLING UNIT means a unit that consists of a self-contained set of rooms located in a 

building or structure, that is used or intended for use as residential premises, and that 

contains kitchen and bathroom facilities that are intended for the use of the unit only. 

YARD means an open space, which is located on the same lot as a building or other structure, 

and is unoccupied and unobstructed from ground to sky except for any encroachments not 

prohibited by this by-law. 

LANDSCAPED OPEN SPACE YARD means a yard used for landscaped open space, 

patios, terraces, decks and pedestrian walkways. 

SECTION 9 - GREEN DISTRICTS 1 (GD1.) 

9.2 GREEN DISTRICT 1.2 (GD1.2) 

9.2.1 PERMITTED USES 

Child Care Centre 

Club 

Private Park 

Public Park 

Any use accessory to the preceding uses 

9.2.5 PROVISIONS 

.2 Lot Area – minimum 1,850.0 m2 

.3 Lot Coverage – maximum 25.0% 

.4 Building Height – maximum 

Lot having a lot area of less than 0.5 ha 9.0 m 

Lot having a lot area of 0.5 ha or more 14.0 m 

CR 89/2023 - Item 8.8- Appendix C



Z-021/22   ZNG/6784 Appendix C Page C2 of C3 

SECTION 12 - RESIDENTIAL DISTRICTS 3. (RD3.) 

12.3 RESIDENTIAL DISTRICT 3.3 (RD3.3) 

12.3.1 PERMITTED USES 

Lodging House 

Multiple Dwelling 

Religious Residence 

Residential Care Facility 

Any of the following existing dwellings: 

Double Duplex Dwelling 

Duplex Dwelling 

Semi-Detached Dwelling 

Single Unit Dwelling 

Any use accessory to any of the preceding uses 

 

12.3.5 PROVISIONS 

.1 Lot Frontage – minimum 45.0 m 

.2 Lot Area – minimum 

For a corner lot having a minimum lot frontage 

of 45.0 m on each of the exterior lot lines: 

a) For the first 23 dwelling units 1,825.0 m2 

b) For each additional dwelling unit 37.0 m2 per unit 

For any other lot: 

c) For the first 19 dwelling units 1,825.0 m2 

d) For each additional dwelling unit 45.0 m2 per unit 

.3 Lot Coverage – maximum 35.0% 

.4 Main Building Height – maximum  

Corner Lot 30.0 m 

Interior Lot 24.0 m 

.8 Landscaped Open Space Yard – minimum 35.0% of lot area 

.13 Dwelling Unit Density – dwelling units per hectare – maximum 

For a corner lot having a minimum lot frontage 

of 45.0 m on each of the exterior lot lines 225 units per ha 

For any other lot 180 units per ha 
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.50 A Lodging House for the accommodation of 10 persons or less, and any use 

accessory thereto, shall comply with the Single Unit Dwelling provisions of 

Section 10.1.5 and further, the whole of the building shall be used for a Lodging 

House, including any accessory use. 

 [ZNG/5630] (AMENDED B/L 95-2019 Sept 27/2019) 

.55 An addition to an existing Double Duplex Dwelling, existing Duplex Dwelling, 

existing Semi-Detached Dwelling or an existing Single Unit Dwelling and any 

use accessory to the foregoing uses, shall comply with the provisions of Section 

11.2.5. 
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APPENDIX D - COMMENTS

CANADA POST - Bruno DeSando

This development, as described, falls within our centralized mail policy.

I will specify the condition which I 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, I 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.  I appreciate the
opportunity to comment on this project.

CITY OF WINDSOR - ASSET PLANNING - Jennifer Nantais, Environmental &
Sustainability Coordinator

The Environmental Sustainability and Climate Change team request an energy strategy.

In response to the application there are no objections. Please also note the following comments for
consideration:

Energy Conservation, Air Quality and Climate Change:

Please note PPS 2020 energy conservation and efficiency policies as they relate to long-term economic
prosperity (1.7.1 (j)), as well as improved air quality and reduced greenhouse gas emissions (1.8.1). In
addition, the City of Windsor Community Energy Plan (approved July 17 2017) aims to improve energy
efficiency; modifying land use planning; reducing energy consumption and greenhouse gas emissions;
and fostering green energy solutions throughout Windsor, while supporting local economic development.

As per these policies the developer should consider energy efficiency in the building design. This may
include but not be limited to increased insulation, energy efficient appliances and fixtures, high efficiency
windows and doors.

EV Charging

Due to increased production and escalating demands, consideration for EV charging infrastructure and
opportunities to increase resiliency such as providing strategic back-up power capacity is suggested.

In addition, the large scale paving of natural space will increase the urban heat island in the area. It is
recommended that the developer consider shade trees, white colour roofs or green roofs to mitigate this
impact. For more suggestions please consult the following resources: LEED, Built Green Canada, and
EnerGuide.

To promote the use of active transportation, bike racks should be considered.

Landscaping

Consideration for shade trees are recommended to minimize the urban heat island impacts.
Consideration of native, drought resistant plants is encouraged to limit watering requirements.

Windows

The City of Windsor has recently been designated a Bird Friendly City. In order to make structures safer
and prevent window collisions it is recommended that bird safe window treatments be considered. See
FLAP Canada recommendations.

CR 89/2023 - Item 8.8- Appendix D
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CITY OF WINDSOR - ENGINEERING DEPARTMENT - RIGHT-OF-WAY DIVISION - Amy 
Kurek, Technologist I 

SEWERS – The site may be serviced by a 375mm PVC sanitary sewer located approximately 7m north of the 
northerly property line, and a 1200mm reinforced concrete pipe storm sewer located approximately 5m west 
of the easterly property line. Prior to any approvals, the owner shall provide a Servicing Study analyzing the 
capacity of the proposed outlets and analyzing the added impact based on the proposed development.  
Stormwater Management satisfying the requirements of the Windsor/Essex Region Stormwater Management 
Standards Manual shall be provided. This property is within the Conservation Authority’s regulated area and 
as such, ERCA clearance is required.  Existing connections shall be video inspected for proposed reuse at 
the cost of the Owner and utilized if possible in order to minimize work within the right-of-way.  Any redundant 
connections shall be abandoned as per Best Practice BP 1.3.3.   

RIGHT-OF-WAY – The Official Plan classifies North Service Road as a Class 2 collector road with a required 
right-of-way width of 26.2 m. North Service Road currently has a right-of-way width of 26.2 m, therefore; a 
land conveyance is not required. The owner will be required to provide cash contribution for the future 
construction of sidewalks and curb and gutter. 

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. 

Development Agreement – The applicant(s) shall agree to enter into a Development Agreement with the 
Corporation of the City of Windsor with the General Provisions of Council Resolutions 233/98 and any other 
specific requirements. 

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 the issuance of a construction permit.  The study shall 
review the proposed impact and recommend mitigating measures and implementation of those measures. 

Curbs and Gutters – The Owner further agrees, at the discretion of the City Engineer, to: 

1. Construct at their own expense and according to City of Windsor Standard Specifications, a concrete curb 
and gutter along the entire North Service Road frontage of the subject lands.  All work to be to the 
satisfaction of the Corporation’s City Engineer; or 

2. Pay to the Corporation, prior to the issuance of a construction permit, the sum of $8,632.20 being the 
Owner’s contribution towards the future construction of concrete curb and gutter on the frontage of the 
subject lands. 

It will be up to the discretion of the City Engineer whether a cash contribution will be allowed in lieu of curb 
and gutter construction by the Owner. 

Sidewalks -The owner(s) agrees, to: 

1. Construct at their expense and according to City of Windsor Standard Specifications, a concrete sidewalk 
along the entire North Service Road frontage of the subject lands. All work to be to the satisfaction of the 
City Engineer; or 

2. Pay to the Corporation, prior to the issuance of a Building Permit, the sum of $16,545.05 being the 
Owner’s contribution towards the future construction of a concrete sidewalk on the North Service Road 
frontage of the subject lands. 

It will be up to the discretion of the City Engineer whether or not a cash contribution will be allowed in lieu of 
sidewalk construction by the Owner. 

ERCA Requirement – 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. 

Sewer Easement – Prior to the issuance of a construction permit, the owner shall gratuitously convey to the 
Corporation a  6m wide easement on North Service Road and the northerly property line for the purposes of 
construction and/or maintenance. 



Z-021/22   ZNG/6784 Appendix D Page D3 of D6 

CITY OF WINDSOR - OPERATIONS DEPARTMENT - Anne Marie Albidone, Manager, 
Environmental Services 

No concerns from Environmental Services 

CITY OF WINDSOR - PLANNING DEPARTMENT - HERITAGE PLANNING - Tracy Tang, 
Planner II – Revitalization & Policy Initiatives 

There is no apparent built heritage concern with this property and it is located on an area of low 
archaeological potential. The Applicant is notified of the following archaeological precaution.  

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 (MHSTCI) must be notified and confirm satisfaction of any archaeological requirements 
before work can recommence. 

2. In the 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 
MHSTCI and the Registrar at the Ministry of Government and Consumer Services if needed, and 
notification and satisfactory confirmation be given by the MHSTCI. 

Contacts: 

Windsor Planning & Development Department: 

519-255-6543 x6179, ktang@citywindsor.ca, planningdept@citywindsor.ca 

Windsor Manager of Culture and Events (A): 

Michelle Staadegaard, (O) 519-253-2300x2726, (C) 519-816-0711, 
mstaadegaard@citywindsor.ca 

Windsor Police:  911 

Ontario Ministry of Heritage, Sport, Tourism and Culture Industries (MHSTCI) 

Archaeology Programs Unit, 1-416-212-8886, Archaeology@ontario.ca  

Ontario Ministry of Government & Consumer Services (MGCS) 

A/Registrar of Burial Sites, War Graves, Abandoned Cemeteries and Cemetery Closures,  
1-416-212-7499, Crystal.Forrest@ontario.ca 

CITY OF WINDSOR - PLANNING DEPARTMENT – LANDSCAPE ARCHITECT - Stefan 
Fediuk  

Pursuant to the application for a zoning amendment (Z 021/22) to change the zoning from Green District 
1.2 (GD1.2) to a Residential District 3.3 (RD3.3) with a site specific exception to allow a residential 
development on the subject, please note no objections. Please also note the following comments: 

Zoning Provisions for Parking Setback: Please include a site-specific zoning provision in conjunction 
with the amendment for change of permitted use, specifying preservation or enhancement of the existing 
earth berm and vegetative screening along the North Service Road frontage as a buffer for the 
condominium development from the E.C Row Expressway. 

Tree Preservation: The Topographic plan of Survey and the Planning Rationale Report have identified 
the existing trees and that the existing trees located on top of the earth berm are to be preserved as part 
of the overall landscaping of the site.  This effort is to be considered in the overall tree planting 
requirements of the Site Plan Control process. 

Climate Change: The proposed site plan identifies a storm water management swale in the center of the 
development.  Provision of Low Impact Design features (i.e. trees and shrubs) around the periphery of the 
SWM area will help to slow and reduce the amount of storm water runoff entering the SWM area, provide 
shade for the spectators and users of the proposed activity area, while helping to reduce the impacts of 
climate change. 

Parkland Dedication: All requirements will be determined at the time a Site Plan application is received 

mailto:ktang@citywindsor.ca
file://///corp.windsor/Shares/PlanBuild/planning/Heritage/Property%20Files/PRESUBMISSIONS/PS-038-21%20-%20JBM%20Capital%20Inc%20-%202601%20Lauzon%20Pkwy/planningdept@citywindsor.ca
mailto:mstaadegaard@citywindsor.ca
mailto:Archaeology@ontario.ca
mailto:Crystal.Forrest@ontario.ca
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CITY OF WINDSOR - PLANNING DEPARTMENT - SITE PLAN CONTROL - Jackie Cabral 

The development proposal is subject to Site Plan Control pursuant to the Planning Act and City of 
Windsor By-law 1-2004. Where preceding development applications are required, inclusive of Official 
Plan and Zoning By-law Amendments, request for Site Plan Control Pre-Consultation may be made 
following completion of the requisite Development and Heritage Standing Committee meeting at 
https://ca.cloudpermit.com/login. 

CITY OF WINDSOR - TRANSIT WINDSOR - Jason Scott 

Transit Windsor has no objections to this development. The closest existing transit route to this property is 
with the Walkerville 8. The closest existing bus stops to this property are located on Walker at Parkdale 
SW Corner and Walker at Digby SW Corner. They are approximately 350 metres and 475 metres away 
each. The one at Parkdale falls within the 400 metre walking distance guideline to a bus stop whereas the 
one at Digby doesn’t. It would depend where on the property people are coming from to access the bus to 
determine if they would fall within that guideline or not. This will be maintained with our Council approved 
Transit Master Plan. 

CITY OF WINDSOR - TRANSPORTATION PLANNING - Rania Toufeili, Policy Analyst 

 North Service Road is classified as a Class II Collector Road with a required right-of-way width of 
26.2 meters according to Schedule X. The existing right-of-way along the frontage of the subject 
property is sufficient, therefore, a conveyance is not required. 

 All accesses shall conform to the TAC Geometric Design Guide for Canadian Roads and the City of 
Windsor Standard Engineering Drawings. 

 Driveway width must comply with AS-203 and AS-204 with straight flares. 

 Raised curbs are not allowed within the right-of-way. 

 All exterior paths of travel must meet the requirements of the Accessibility for Ontarians with 
Disabilities Act (AODA). 

 The applicant is to make a contribution towards the construction of sidewalks as required by 
Engineering Right-of-Way. 

 All parking must comply with Zoning By-Law 8600. 

 A Transportation Impact Study (TIS) has been received for this development. This study still needs to 
be reviewed and comments will be provided in a separate memo. 

CITY OF WINDSOR - TRANSPORTATION PLANNING - Shannon Deehan, Transportation 
Planner I, & Jeff Hagan, Transportation Planning Senior Engineer 

We have reviewed the Transportation Impact Study for the above-noted application “1850 North Service 
Road, Windsor, Transportation Impact Study” dated March 2022, by Matthew Brouwer (P. Eng.) of 
Paradigm Transportation Solutions Limited. 

The report is satisfactory in its current form. Overall, the TIS establishes that the traffic impacts of the 
proposed development can be accommodated by the existing surrounding road network with no off-site 
improvements. 

ENBRIDGE – WINDSOR MAPPING 

After reviewing the provided drawing at 1850 North Service Rd E. and consulting our mapping system, 
please note that Enbridge Gas has active infrastructure in the proposed area. A PDF drawing is available 
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 

https://ca.cloudpermit.com/login
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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 drilling 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: 

 Any pipe that is excavated, please assume that it is live 

 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 

 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 

ENWIN UTILITIES 

Hydro Engineering:  No Objection to Re-zoning.  

However please note the following distribution and services:  

- Overhead 120v street light duplex, adjacent to the south limit of the property 

- Underground 120/240v triplex, at the southwest corner of the property 

Proposed buildings and/or building additions must have adequate clearance requirements from all hydro 
distribution and services. 

We recommend referring to the Occupational Health and Safety Act for minimum safe limits of approach 
during construction and the Ontario Building Code for adequate clearance requirements for New 
Buildings and/or Building Additions. 

Water Engineering:  Water Engineering has no objections to the rezoning. 

ESSEX REGION CONSERVATION AUTHORITY (ERCA) 

The following is provided as a result of our review of the Zoning By-Law Amendment Z-021/22 ZNG/6784. 

Delegated Responsibility to Represent the Provincial Interest in Natural Hazards (PPS) and 
Regulatory Responsibilities of 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. 

The above noted lands are subject to our Development, Interference with Wetlands and Alteration to 
Shorelines and Watercourses Regulation under the Conservation Authorities Act (Ontario Regulation No. 
158/06). The parcel falls within the regulated area of the Grand Marais Drain. The property owner will be 
required to obtain a Permit or Clearance from the Essex Region Conservation Authority prior to any future 
construction or site alteration or other activities affected by Section 28 of the Conservation Authorities Act. 

The municipal drain typically has an unregistered working space, and the municipality has the right to use it 
to maintain or repair the drain. In addition, specific building setbacks from a municipal drain are applicable. 
Please contact your local municipality’s drainage superintendent for more information. Furthermore, please 
contact our Water Resources Engineer, Tian Martin, at tmartin@erca.org to obtain any ERCA setback 
requirements from the drain.  

  

mailto:tmartin@erca.org


Z-021/22   ZNG/6784 Appendix D Page D6 of D6 

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 development is 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. 

We request to be included in the circulation of the Site Plan Control and/or Plan of Condominium 
application.  We reserve to comment further on stormwater management concerns until we have had an 
opportunity to review the specific details of the proposal through the site plan approval stage and/or Plan of 
Condominium process.   

The Turkey Creek Watershed Hydrologic and Hydraulic Modeling study applies to this property.  

 

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. 

We note that the subject property is adjacent to (within 120 m of) a natural heritage feature that may meet 
the criteria for significance under the PPS. Section 2.1.8 of the PPS, 2020 states – “Development and site 
alteration shall not be permitted on adjacent lands to the natural heritage features and areas identified in 
policies 2.1.4, 2.1.5 and 2.1.6 unless the ecological function of the adjacent lands has been evaluated and it 
has been demonstrated that there will be no negative impacts on the natural features or on their ecological 
functions.” 

Notwithstanding the above noted references to the PPS policies, we note that the proposed development is 
either adequately setback and/or physically separated from the natural heritage feature by existing 
development or infrastructure. Therefore, we do not anticipate any negative impacts associated with the 
proposal. 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 the background information provided and the aerial photograph, the ERCA advises that 
the property owner will be required to obtain a Permit and/or Clearance from the Essex Region 
Conservation Authority prior to any future construction or site alteration or other activities affected by 
Section 28 of the Conservation Authorities Act. 

Specific building setbacks from a municipal drain are applicable for this site. Please contact your local 
municipality’s drainage superintendent for more information. Furthermore, please contact our Water 
Resources Engineer, Tian Martin, at tmartin@erca.org to obtain any ERCA setbacks.  

We request to be included in the circulation of the Site Plan Control and/or Plan of Condominium 
application.  We reserve to comment further on stormwater management concerns until we have had an 
opportunity to review the specific details of the proposal through the site plan approval stage and/or Plan 
of Condominium process. 

 

mailto:tmartin@erca.org



