
 CITY OF WINDSOR AGENDA 10/30/2023 

City Council Meeting 

Date: Monday, October 30, 2023 
Time:  4:00 o’clock p.m. 

Location:  Council Chambers, 1st Floor, Windsor City Hall 

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

MEMBERS:   
Mayor Drew Dilkens 

Ward 1 – Councillor Fred Francis 

Ward 2 – Councillor Fabio Costante 

Ward 3 – Councillor Renaldo Agostino 

Ward 4 – Councillor Mark McKenzie 

Ward 5 – Councillor Ed Sleiman 

Ward 6 – Councillor Jo-Anne Gignac 

Ward 7 – Councillor Angelo Marignani 

Ward 8 – Councillor Gary Kaschak 

Ward 9 – Councillor Kieran McKenzie 

Ward 10 - Councillor Jim Morrison 
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ORDER OF BUSINESS 

Item # Item Description  
1. ORDER OF BUSINESS 

2. CALL TO ORDER - Playing of the National Anthem  

 READING OF LAND ACKNOWLEDGEMENT 

We [I] would like to begin by acknowledging that the land on which we gather is the 
traditional territory of the Three Fires Confederacy of First Nations, which includes the 

Ojibwa, the Odawa, and the Potawatomi.  The City of Windsor honours all First Nations, 
Inuit and Métis peoples and their valuable past and present contributions to this land. 

 

3. DISCLOSURE OF PECUNIARY INTEREST AND THE GENERAL NATURE THEREOF 

 

4. ADOPTION OF THE MINUTES 

 

5. NOTICE OF PROCLAMATIONS 

 Proclamations  
 

“Project Red Ribbon Day” – November 1, 2023 
 

Flag Raising Ceremony  

 
“Lebanese Heritage Month Canada” – November 1, 2023 – November 10, 2023 

 
Illumination 

 

“Lebanese Heritage Month Canada” – November 1, 2023 – November 7, 2023 
  

“Project Red Ribbon” – November 8, 2023 – November 12, 2023 
 

“Annual Shine the Light Campaign” – November 13, 2023 – November 17, 2023 

 

6. COMMITTEE OF THE WHOLE 

 

7. COMMUNICATIONS INFORMATION PACKAGE (This includes both Correspondence 

and Communication Reports) 
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8. CONSENT AGENDA 

 CONSENT COMMITTEE REPORTS 

8.1. ProsperUS Advocacy Letter - Primary Care Access (SCM 241/2023) & (SCM 265/2023) 

8.2. Response to Open Streets Petition - City Wide (SCM 239/2023) & (S 107/2023) 

8.3. Response to CQ 20-2023 – Feasibility of Expanding Outreach Services and 311 
Operating Hours– City Wide (SCM 274/2023) & (S 118/2023) 

8.4. Official Plan & Zoning Bylaw Amendments Z 024-23 [ZNG-7069] & OPA 175 [OPA-

7072] 1027458 Ontario Inc. Multiple Dwelling Development Banwell & McHugh (South) - 
Ward 7 (SCM 268/2023) & (S 121/2023) 

8.5. Draft Plan of Condominium with Exemption under Section 9(3) of the Condominium Act 
–CDM 008-23 [CDM-7134] Lankor Horizons Development Inc. 3290, 3320, 3340, 3370 
STELLA CRESCENT Ward 7 (SCM 269/2023) & (S 117/2023) 

8.6. Closure of north/south alley located between Joinville Avenue and Haig Avenue, and 
two intersecting east/west alleys located west of north/south alley, Ward 8, SAA-6822 
(SCM 270/2023) & (S 102/2023) 

8.7. Closure of north/south alley located between Taylor Avenue and 1124-1224 Campbell 
Avenue, Ward 2, SAA-6848 (SCM 271/2023) & (S 109/2023) 

8.8. Additional information regarding Public Communications (SCM 272/2023) &  
 (SCM 266/2023) 

8.9. Official Plan Amendment and Zoning Bylaw Amendment Site specific regulations for 
Multiple Dwelling – Z 001-22 [ZNG-6653]   Riverside Horizons   3251 Riverside Dr. E & 
222 Belleview Ave - Ward 5 (SCM 245/2023) & (S 93/2023) 

 

9. REQUEST FOR DEFERRALS, REFERRALS AND/OR WITHDRAWALS 

 

10. PRESENTATIONS AND DELEGATIONS  

 PRESENTATIONS 

10.1. Windsor Firefighters – Sparky’s 2023 Toy Drive (5 minutes) 

10.2. Reverend Gene Lotz, Military Historian/Author – Book Presentation – “Canadians in a 
Forgotten War” to Mayor & Members of Council (5 minutes) 

10.3. Tourism Windsor Essex Pelee Island – presentation and video (10 minutes) 
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11. REGULAR BUSINESS ITEMS (Non-Consent Items) 

11.1. Gouin Drain Provisional By-Law for Repair and Improvement - Ward 9 (C 151/2023) 

11.2. Update Regarding The Divestment of the East Riverside Shorewall; Furthering Report 
C77/2023 - Ward 7 &  Update Regarding Council Decision B14/2019 (C 149/2023)  

and Proposed Shoreline Structures Local Improvement Policy Amendment - City-Wide (C 
77/2023) 

 Clerk’s Note: P & C memo dated May 16, 2023 submitted to Mayor & members of 

Council only. 

 

12. CONSIDERATION OF COMMITTEE REPORTS  

12.1. (i) Report of the Special In-Camera meeting or other Committee as may be held prior to 

Council (if scheduled) 

 

13. BY-LAWS  (First and Second Reading) 

 

14. MOVE BACK INTO FORMAL SESSION 

 

15. NOTICES OF MOTION 

 

16. THIRD AND FINAL READING OF THE BY-LAWS 

 

17. PETITIONS 

 

18. QUESTION PERIOD 

 

 

19. STATEMENTS BY MEMBERS 
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20. UPCOMING MEETINGS 

 Community Services Standing Committee 

 Wednesday, November 1, 2023 
 9:00 a.m., Council Chambers 
 

 Development & Heritage Standing Committee  
 Monday, November 6, 2023 

 4:30 p.m., Council Chambers 
 
 City Council Meeting 

 Tuesday, November 14, 2023 
 4:00 p.m., Council Chambers 

 
 Committee of Management for Huron Lodge 
 Monday, November 20, 2023 

 9:00 a.m., via Zoom video conference 
 
 

21. ADJOURNMENT 
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Committee Matters:  SCM 241/2023 

Subject:  ProsperUS Advocacy Letter - Primary Care Access 

Moved by: Councillor Fabio Costante 
Seconded by: Councillor Renaldo Agostino 

That city administration REPORT BACK to council on striking a regional steering 
committee in collaboration with key stakeholders to explore the need for Primary Care 

Provider recruitment and retention; and  

That the Ontario Health Team BE REQUESTED to report to Council on what they are 
doing to address Physician Recruitment and how the City can work with them for 
Council’s consideration. 

The motion is put and lost. 

Councillors Jo-Anne Gignac and Mark McKenzie voting nay. 

Moved by: Jo-Anne Gignac 
Seconded by: Mark McKenzie 

Decision Number: CSSC 207 

That the presentation provided by United Way – ProsperUs Collective Impact Initiative – 
Primary Care Access BE RECEIVED for information 

Carried. 

Councillors Fabio Costante and Renaldo Agostino voting nay. 

Clerk’s File: ACO2023 

Clerk’s Note: 

1. Please refer to Item 6.1 from the Community Services Standing Committee
held on September 6, 2023.

2. To view the stream of this Standing Committee meeting, please refer to:

http://csg001-
harmony.sliq.net/00310/Harmony/en/PowerBrowser/PowerBrowserV2/20230
906/-1/9431

Item No. 8.1
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 Committee Matters:  SCM 265/2023 

Subject:  United Way – ProsperUs Collective Impact Initiative – Primary Care 
Access 
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August  2, 2023 

 

Dear Windsor City Council, 

ProsperUs is a Collective Impact partnership comprised of non-profit, government, 

healthcare, education, labour, business, and inspired community members including 

parents and youth. We have a shared vision of a prosperous Windsor-Essex County 

where all children and youth have the support they need to succeed from cradle to 

career. You can learn more about our work at weunlockpotential.com.    

Our Cradle to Career approach is a proven strategy that focuses on systems change 

to ensure young people have wrap-around supports from the time they are born until 

they enter the workforce. This work is focused on priority neighbourhoods where 

data tell us families face the greatest barriers: Downtown Windsor, West Windsor, 

and Leamington. 

In May 2022, ProsperUs formed a resident-led Advocacy Working Group for West 
Windsor and Downtown Windsor. Advocacy Working Group members identified that 
access to healthcare services is a significant barrier they regularly face. Our research 
demonstrates a need to focus on increasing access to primary healthcare services: 

• According to the Primary Care Data Reports for Ontario Health Teams (2022), 
32,118 people in Windsor-Essex County are not attached to a Primary Care 
Provider. This includes 6,998 children between the ages of 0-14.i 

• Among people not currently attached to a Primary Care Provider in our region, 
45% live in neighbourhoods with the lowest average incomes.ii  

• The need for physician recruitment is growing as Windsor-Essex County has an 
aging Physician population. More than 1 in 5 physicians in Windsor-Essex 
County were over the age of 65 and approaching retirement in 2019.iii 

• According to the Windsor Essex Ontario Health Team’s Comprehensive 
Primary Care Report (2022), Physicians over the age of 65 in Windsor have a 
total of 28,986 patients. In Leamington, Physicians over the age of 65 have a 
total of 4992 patients.  

• Furthermore, there are only 31 pediatriciansiv currently working in our region 
serving a population of 36,640 children ages 0-14.v  

• The pressure on our healthcare system was reflected in 2022, when Windsor 
Regional Hospital had the longest Emergency Room wait times in Ontario as 
too many people used hospitals for primary care.vi 

This is important because in Ontario, people living with low incomes are more likely 
to experience health risks in their daily life such as having less access to nutritious 
food. They are also more likely to live with multiple chronic conditions which can lead 
to further health problems, yet they are less likely to receive quality healthcare.vii For 
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example, children living in low-income households are more likely to experience 
health issues such as asthma and obesity and face barriers to accessing preventive 
and primary care services.viii  

As of January 2023, the Regional Physician Recruiter Office Windsor/Essex (RPROWE) 

is no longer funded by any municipality in Windsor-Essex County. RPROWE 

supported all hospitals, community clinics, agencies, and private offices in our region, 

as well as the College of Physicians and Surgeons of Ontario. This initiative recruited 

an average of 34 physicians annually and recruited 569 physicians between 2003 and 

2019.ix 1 in 6 physicians required help with immigration which this initiative provided.x  

The ProsperUs partnership, including resident members of the ProsperUs Advocacy 

Working Group, recommends that the City of Windsor collaborate with other 

municipalities and healthcare leaders in Windsor-Essex County to establish a strategy 

for physician recruitment and retention in our region. This strategy could include: 

1) Conducting a comprehensive review of the unmet healthcare needs of 
residents in Windsor-Essex County and how municipalities can collaborate with 
local healthcare leaders and the Government of Ontario to increase our 
region’s capacity to meet the needs of residents. 
 

2) Reconvening the Regional Physician Recruitment Steering Committee to 
increase data sharing, collaboration, and strategic action among healthcare 
providers. This could include informing and implementing a comprehensive 
strategy for physician recruitment and retention and working with the 
Canadian Society of Physician Recruitment to ensure more local residents have 
access to a Primary Care Provider. 

3) Increasing investment in physician recruitment and retention efforts for local 
healthcare services based on the needs of residents, including specializations 
and languages spoken. 

4) Coordinating regional advocacy efforts to the Government of Ontario 
regarding increased access to Primary Care Providers, including increased 
funding for local healthcare services and expanding the number of residency 
spaces at schools of medicine. 

Delayed access to healthcare services has life-long consequences and increases costs 

to the healthcare system.xi Increasing early prevention, and easing the pressure on 

healthcare workers and services requires the involvement of all levels of government. 

ProsperUs is presenting this letter to the City of Windsor and the County of Essex to 

raise awareness of the need for increased regional dialogue on access to primary 

care providers.  
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Through continued advocacy, as well as endorsement of a regional strategy for 

physician recruitment and retention, we believe that municipalities in Windsor-Essex 

County can make a significant impact on this key issue.  

Thank you for your consideration of our suggested regional approach to this issue.  

Sincerely, 

 
Jessica Sartori 
Owner/Operator, Parallel 42 Systems 
Co-Chair ProsperUs 

 
 
 
 

Shelley Fellows 
Chair of the Board of Directors, 
Automate Canada 
Co-Chair ProsperUs 

 
On behalf of the ProsperUs Collective Impact Partnership and Caroline Taylor, West Windsor 
Resident, Co-Chair of the ProsperUs Windsor Advocacy Working Group and Rose Hayes, 
Downtown Resident, Co-Chair of the ProsperUs Windsor Advocacy Working Group. 
 
 

 
i INSPIRE-PHC, Primary Care Data Working Group. (2023) Primary Care Data Reports for Ontario Health Teams (OHTs). 
https://www.ontariohealthprofiles.ca/ 
ii INSPIRE-PHC, Primary Care Data Working Group. (2023) Primary Care Data Reports for Ontario Health Teams (OHTs). 
https://www.ontariohealthprofiles.ca/ 
iii Mavrinac, J. (2019, October 16). Regional Physician Recruitment [PowerPoint slides]. https://coe-
pub.escribemeetings.com/filestream.ashx?DocumentId=12817 
iv College of Physicians and Surgeons of Ontario (2023). Advanced Search for Registered Doctors in Ontario. [Data Set]. CPSO. 
https://doctors.cpso.on.ca/?search=general  (accessed February 6, 2023) 
v Statistics Canada (2022). Census Profile, 2021 Census of Population. (Statistics Canada Catalogue no. 98-316-X2021001.[Data 
Set]. Statistics Canada. https://www.statcan.gc.ca/census-recensement/2021/dp-pd/prof/index.cfm?Lang=E 
vi Wilhelm, T. (2022, July). Windsor Regional Hospital grapples with highest ER wait times in Ontario. CBC News. 
https://windsorstar.com/news/local-news/windsor-regional-hospital-grapples-with-highest-er-wait-times-in-ontario 
vii Health Quality Ontario (2016). Income and Health: Opportunities to achieve health equity in Ontario. 
http://www.hqontario.ca/portals/0/documents/system-performance/health-equity-report-en.pdf 
viii Children First Canada. (2023). Pedianomics: the Social Return on Investment in Improving the Health and Wellbeing of 
Children and Adolescents. https://childrenfirstcanada.org/wp-content/uploads/2023/05/Pedianomics-Raising-Canada-2023-
Children-First-Canada.pdf    
ix Mavrinac, J. (2019, October 16). Regional Physician Recruitment [PowerPoint slides]. https://coe-
pub.escribemeetings.com/filestream.ashx?DocumentId=12817 
x Mavrinac, J. (2019, October 16). Regional Physician Recruitment [PowerPoint slides]. https://coe-
pub.escribemeetings.com/filestream.ashx?DocumentId=12817 
xi Children’s Health Coalition. (2021). Make Kids Count: A Children’s health action plan to ensure hospital capacity and provide 
timely access to care both in the immediate pandemic response and through recovery. https://www.chcontario.ca/wp-
content/uploads/2022/04/Make-Kids-Count-Action-Plan-from-the-Childrens-Health-Coalition-2.pdf 
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Schulich School of Medicine & Dentistry – Windsor Campus 

Dr. Murray O’Neil Medical Education Centre, Room 1100, 401 Sunset Ave., Windsor, ON, Canada N9B 3P4 

Telephone: 519-561-1411 Fax: 519-561-1413 www.uwindsor.ca/medicine 

Dr. Lawrence Jacobs, MD, FRCPC, FACP 
Associate Dean, Windsor Campus 
Assistant Professor, Schulich School of Medicine and Dentistry 
Western University  
Division of General Internal Medicine  
Windsor Regional Hospital – Ouellette Campus 
Windsor, Ontario, Canada  

August 31, 2023 

RE: Physician Recruitment in Windsor-Essex 

I write today as I understand that strategies to best support recruitment and retention of 
physicians are being discussed. In my role as Associate Dean – Windsor Campus, I feel that my 
perspective may assist in this discussion. 

Medical students began training in Windsor in 2002 when several clinical clerks rotated for a 
few weeks at a time. Over the next few years, the numbers of learners and duration of training 
increased substantially. This led to the Windsor Campus’ opening as a formal Regional Medical 
Campus in 2008. Initially there were 24 Year-1 medical students in 2008. This year, we 
welcomed our largest class of 42 first year students with plans for a phased expansion to 50 
students over the next few years. In all, there are 156 students across four years of 
undergraduate medical education (UME) in this community and 421 students have graduated 
from this campus alone. The Windsor Campus celebrated its 15th anniversary in 2023 and 
proudly functions with stable operations. As such, our focus has increasingly been on the 
impact the school has had on the community and certainly towards physician recruitment.  

To support and further enhance physician recruitment to our region, the Family Medicine and 
Psychiatry Windsor Programs, in conjunction with the home departments in London, have 
formulated a comprehensive program to further enhance the experience of our existing 
residents. The goal of this is to encourage the recruitment of future residents to the city. 
Currently, the Windsor Campus supports a range of postgraduate training across a variety of 
specialties including full-time trainees in Psychiatry (4 residents per year – 5-year training) and 
Family Medicine (10 residents per year – two-year training). The Campus also supports upwards 
of 230 visiting residents a year, from London and other communities throughout the country 
and on an international scale. Previous efforts with the family medicine training have been 
incredibly effective in supporting retention of these trainees (77% of Family Medicine residents 
who have graduated from our program have chosen to set up practice in this region).  
Additionally, since its inception, the psychiatry program continues to see graduating residents 
remain in Windsor (4/6 so far). Retention of a graduating resident is significant for any 
community as these individuals may work their entire careers here providing 30-40 years of 
care. Certainly, the city of Windsor’s support of post-graduate medical education ($24,000/year 

Voice: 519 259 2238 
Fax: 519 915 5225  
E-mail: larry.jacobs@schulich.uwo.ca

September 6, 2023
Community Services Standing Committee
Item 6.1 - Written Submission
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for enrichment activity) plays a role in this successful retention effort.  Further, medical 
education does provide an attraction to recruitment. Since 2008, we have seen an absolute 
increase in specialists by 31% and family physicians by 35%. Unfortunately, prior to this, 
Windsor-Essex was estimated to have the worst access to physicians outside of northern 
Ontario. So, despite this success, we still have more to do.  
 
I would caution against solutions focused solely or predominantly on recruitment from other 
communities. While this may provide instant metrics of success, it rarely leads to long-term 
stability in physician numbers as these efforts pit community against community and disrupt 
healthcare relationships in a time where supply and demand do not match.  Medical Education 
is a long-term but sustainable solution to health care access. Efforts that improve the learning 
experience or those that increase the absolute number of trainees will have the most impact on 
a community. I firmly believe that focusing on these areas will best serve the interests of 
patients in Windsor-Essex.  
 
Windsor-Essex needs more doctors and certainly communities such as West-Windsor and the 
downtown core are especially in need. The Schulich School of Medicine and Dentistry commits 
to our social responsibility of providing healthcare solutions to this region and is proud of the 
impact we have had to date. That said, complex problems never have simple solutions. I would 
certainly offer my experience to assist the community in any strategy considered.   
 
 
 
Sincerely yours,  
 
 
 
 
 
Lawrence Jacobs MD, FRCPC, FACP 
Associate Dean, Windsor Campus 
Assistant Professor, Medicine, Western University  
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Committee Matters:  SCM 239/2023 

Subject:  Response to Open Streets Petition - City Wide 

Moved by: Councillor Jo-Anne Gignac 
Seconded by: Councillor Mark McKenzie 

Decision Number:  CSSC 206 

That the report from the Manger, Culture and Events, dated August 21, 2023, entitled 
“Response to Open Streets Petition” BE RECEIVED for information; and further,  

That beginning in 2024, City Council APPROVE Open Streets moving to an east-side 

route including the Olde Riverside, Pillette Village, Ford City, Ottawa and Erie Street 
Business Improvement Areas (BIAs); and further, 

That in 2025 the route RETURN to the previously approved downtown/west-side route 

including the Walkerville, Wyandotte Town Centre, Downtown, and Sandwich Business 
Improvement Areas (BIAs); and further, 

That in future years, the City CONTINUE to alternate between the newly proposed east-

side route and the previously approved downtown/west-side route; and further,  

That administration BE REQUESTED to provide information related to options 

regarding holding Open Streets events twice a year including feasibility and costs, one 

in the downtown/west-side route and one in the new east-side route. 
Carried. 

Report Number: S 107/2023 
Clerk’s File: SPL/12373 

Clerk’s Note: 

1. The recommendation of the Community Services Standing Committee and
Administration are not the same.

2. Please refer to Item 8.4 from the Community Services Standing Committee

held on September 6, 2023.

3. To view the stream of this Standing Committee meeting, please refer to:

http://csg001-
harmony.sliq.net/00310/Harmony/en/PowerBrowser/PowerBrowserV2/20230

906/-1/9431

Item No. 8.2
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 Council Report:  S 107/2023 

Subject:  Response to Open Streets Petition - City Wide 

Reference: 

Date to Council: September 6, 2023 

Author: Michelle Staadegaard,  
Manager, Culture and Events 

519-253-2300 ext. 2726 
mstaadegaard@citywindsor.ca 
 

Recreation and Culture 
Report Date: 8/21/2023 

Clerk’s File #: SPL/12373 

To:  Mayor and Members of City Council 

Recommendation: 

 
THAT the report titled “Response to Open Streets Petition” BE RECEIVED for 

information; and further,  

THAT beginning in 2024, City Council APPROVE Open Streets moving to an east-side 

route including the Olde Riverside, Pillette Village, Ford City, Ottawa and Erie Street 
Business Improvement Areas (BIAs); and further, 

THAT in 2025 the route RETURN to the previously approved downtown/west-side route 

including the Walkerville, Wyandotte Town Centre, Downtown, and Sandwich Business 
Improvement Areas (BIAs); and further, 

THAT in future years, the City CONTINUE to alternate between the newly proposed 

east-side route and the previously approved downtown/west-side route. 

 

Executive Summary: 

N/A 

Background: 

 

Open Streets are unique events that have been held in over 100 cities in North America 
and involve the temporary closure of roadways to vehicular traffic, allowing people to 

use them for a host of healthy and fun physical activities like walking, cycling, yoga, 
dancing and fitness. 
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The goals of Open Streets are to encourage active transportation and physical activity; 
encourage community building activities; promote community-led active living initiatives; 

showcase recently improved streetscapes; provide an opportunity for local businesses 
and organizations to participate along the route.  

In February of 2016, City Council adopted CR87/2016, which granted approval for two 

Open Streets Pilot Projects in July and September of that year.  

On May 29, 2017, through report #C76/2017, Administration reported to City Council on 

the completion and success of the 2016 Open Streets Pilot Project and informed 
Council on the receipt of a 2017 Ontario 150 Grant which was to be used to continue 
Open Streets in 2017. City Council formally approved “Open Streets Windsor: An 

Ontario 150 Celebration” through CR313/2017. The event date was confirmed for 
September 17, 2017, with extended hours from 10:00 am – 5:00 pm and a budget of 

$74,400.  It was another successful event. 

At the January 15, 2018, Special Meeting - 2018 Operating and Capital Budget, report 
#B27/2018 approved an Open Streets Windsor 2018 event to be held on September 23, 

2018, from 10:00 am to 3:00 pm, following the event route adopted in 2017, with a road 
closure from 9:00am to 4:00pm. C196\2017 also granted approval of Budget Issue 

(Coordinator, Programs and Events) which allowed for the hiring of a new position to 
who would act as the Project Manager to Open Streets.    

Following the 2018 Open Streets event an analysis of the 2018 route, along with 

potential alternate future routes was conducted. Feedback was received from the public, 
BIAs, the Special Events Resource Team (SERT) and Administration. In 2019, CAO 40-
2019 approved a partial route change to improve the experience for participants and to 

assist in the maximization of available resources. This involved moving a portion of the 
event from University Avenue to Riverside Drive.  

In 2019, the following route was adopted: Sandwich Street between Brock Street and 
Rosedale Avenue (roundabout), Riverside Drive West between Rosedale Avenue and 
Caron Avenue, Caron Avenue between Riverside Drive West and University Avenue, 

University Avenue West between Caron Avenue and Aylmer Avenue, Aylmer Avenue 
between University Avenue East and Wyandotte Street East, Wyandotte Street East 

between Aylmer Avenue and Albert Road, Albert Road between Wyandotte Street East 
and Edna Street, Edna Street between Albert Road and Drouillard Road, Drouillard 
Road between Wyandotte Street East and Richmond Street.   

Due to the COVID-19 pandemic and restrictions around gathering limits, Open Streets 
2020 was cancelled via CR#437/2020.  

In 2021 and 2022, Open Streets continued to follow the 2019 route. Feedback from 
businesses, participants and organizations was positive and the events were deemed a 
great success with an estimated 20,000 visitors participating throughout each one-day 

event.  

For 2023, route additions include University Avenue from Caron Avenue through 

Charles Clark Square to Riverside Drive, Riverside Drive to Aylmer Avenue, and Aylmer 
Avenue from Riverside to Wyandotte Avenue before continuing as in previous years.  
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Discussion: 

 

Since the pilot in 2016, Open Streets have been hosted along an eight-kilometer (8 km) 

route in partnership with the Sandwich, Downtown Windsor, Wyandotte Town Centre, 
Walkerville and Ford City BIAs along with hundreds of businesses, organizations, 

performers and volunteers. 

On February 13, 2023, Councillor Gignac presented a petition on behalf of the Olde 
Riverside Town Centre BIA and Pillette Village BIA regarding Open Streets with a 

request that the event either commence on the East side of Windsor or be extended to 
include the areas listed.  

In March 2023, the City’s Special Events staff and members of SERT met to discuss the 
options for an eastern-focused route in 2024 of similar size, goals and scope as the 
downtown/west-side route. City Administration will work with SERT and the east-side 

BIAs (Olde Riverside, Pillette Village, Ottawa, Ford City and Erie Street) to establish a 
route that ensures participant enjoyment and safety.  By offering a new route, it will 

allow Administration to engage BIAs in the eastern area of the City, gather feedback 
post event and make any required adjustments following the first year of the new east-
side route. Feedback gathering and analysis would include interviewing and surveying 

participants, residents, business owners, volunteers, partners and members of SERT to 
confirm and mitigate the success and areas for improvement of the new route.  

To ensure the event falls in line with approved budgets and available resources, 
Administration is recommending that an approximate 8-kilometre route continue to be 
offered, alternating between an east end route (even years) and a west end route (odd 

years) on an annual basis.  

The routes are noted below and would be contingent on construction work, if applicable. 

East end route: Wyandotte Street East between Jefferson Boulevard & Drouillard 

Road, Drouillard Road between Wyandotte Street East & Seminole Street, Seminole 
Street between Drouillard Road & Walker Road, Walker Road between Seminole Street 

& Ottawa Street, Ottawa Street between Walker Road & Parent Avenue, Parent Avenue 
between Ottawa Street & Erie Street, and Erie Street between Parent Avenue & Howard 

Avenue. 

West end route: Sandwich Street between Brock Street & Rosedale Avenue 

(roundabout), University Avenue West between Rosedale Avenue & Huron Church 

Road, Huron Church Road between University Avenue West & Riverside Drive West, 
Riverside Drive West between Huron Church Road & Caron Avenue, Caron Avenue 

between Riverside Drive West & University Avenue, University Avenue West between 
Caron Avenue & Aylmer Avenue, Aylmer Avenue between University Avenue East & 
Wyandotte Street East, Wyandotte Street East between Aylmer Avenue & Albert Road, 

Albert Road between Wyandotte Street East &  Edna Street, Edna Street between 
Albert Road & Drouillard Road and Drouillard Road between Wyandotte Street East & 

Richmond Street.   
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Risk Analysis: 

 

There are a number of safety risks identified with Open Streets that were identified in 

earlier reports to Council. These risks are vetted by SERT on an annual basis and 
mitigated accordingly to allow the event to operate successfully and safely.  

The request to move the route would contain no new safety risks.  As mentioned in the 
discussion section of this report, the members of SERT have been consulted and would 
need to approve any route for safety and security. 

There is a significant risk that expanding the footprint would require additional resources 
in terms of staff and budget, which are not available.  By simply moving the route while 

keeping the overall distance the same, there should be no additional financial or human 
resource requirements. 

Climate Change Risks 

Climate Change Mitigation: 

N/A 

Climate Change Adaptation: 

N/A 

Financial Matters:  

 

In 2019, Council approved an annual operating budget of $61,500 for the Recreation & 

Culture Department to host Open Streets Windsor (B7/2019.) The budget is to fund 
expenditures such as marketing/advertising, police, crossing guards, EMS, barricades, 
fencing, signage, volunteers, sanitation and refuse.  

From 2019 – 2022, with the exception of 2020 when Open Streets was cancelled due to 
COVID, total event costs have been kept under the approved budget. The proposed 

new route for the pilot project has the same overall distance as the old route. No 
additional operating budget is required.  

Consultations:  

SERT (Special Events Resource Team) 
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Conclusion:  

The City of Windsor recognizes the importance of special events and festivals in 
enhancing the quality of life, tourism, culture, recreation, and education, all of which 
would not be possible without the invaluable services of volunteers, community groups, 

and sponsors that add their support and skills to enhancing the community events. 

If approved by City Council, Administration will look to move the existing Open Street 

route opportunities as requested by the petition, through the creation of a new East end 
route for 2024, as outlined in this report. 

Planning Act Matters:   

N/A 

 

Approvals: 

Name Title 

Michelle Staadegaard Manager, Culture & Events 

Tracy Ou FPA, Recreation & Culture 

Jen Knights  Executive Director Recreation and Culture 

Ray Mensour Commissioner, Community Services 

Tony Ardovini On behalf of Commissioner, Corporate 

Services/Chief Financial Officer & City 
Treasurer 

Joe Mancina Chief Administrative Officer 

Notifications: 

Name Address Email 

SERT   

 

Appendices: 
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Committee Matters:  SCM 274/2023 

Subject:  Response to CQ 20-2023 – Feasibility of Expanding Outreach Services 
and 311 Operating Hours– City Wide 

Moved by: Councillor Mark McKenzie 

Seconded by: Councillor Jo-Anne Gignac 

Decision Number: CSSC 208 

THAT the report of the Manager, Homelessness and Housing Support in response to 
CQ 20-2023 Feasibility of Expanding Outreach Services and 311 Operating Hours BE 

RECEIVED for information; and, 

THAT City Council ENDORSE recent improvements made to the Homelessness Street 

Outreach team’s schedule and improved access to such services through the 311 
Contact Centre as outlined in this report; and, 

THAT City Council DIRECT Administration to report back to Council with more data and 

information about the impact of recent improvements to the Homelessness Street 

Outreach team’s schedule and after-hours homelessness response initiated through 
311, before deciding if further expansion is needed; and, 

THAT City Council continue to SUPPORT programs and services that advance the 

goals of the 10-year Housing and Homelessness Master Plan, and the creation and 

expansion of affordable and supportive housing. 

That administration BE REQUESTED to report back to the Community Services 

Standing Committee, as to how the City will attempt to draw the various organizations 
together in an effort to collaborate and capitalize on the programs that they are 

prepared to offer.   
Carried. 

Report Number: S 118/2023 
Clerk’s File: GM/7755 

Clerk’s Note: 

1. The recommendation of the Community Services Standing Committee and
Administration are NOT the same.

2. Please refer to Item 8.1 from the Community Services Standing Committee

held on October 4, 2023.

3. To view the stream of this Standing Committee meeting, please refer to:
http://csg001-
harmony.sliq.net/00310/Harmony/en/PowerBrowser/PowerBrowserV2/20231

004/-1/9436

Item No. 8.3
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 Council Report:  S 118/2023 

Subject:  Response to CQ 20-2023 – Feasibility of Expanding Outreach 
Services and 311 Operating Hours– City Wide 

Reference: 

Date to Council: October 4, 2023 
Author: Jennifer Tanner  

Manager, Homelessness and Housing Support  
519-255-5200 x 5250  

jtanner@citywindsor.ca 
Housing and Children's Services 
Report Date: 9/12/2023 

Clerk’s File #: GM/7755 

To:  Mayor and Members of City Council 

Recommendation: 
THAT the report of the Manager, Homelessness and Housing Support in response to 
CQ 20-2023 Feasibility of Expanding Outreach Services and 311 Operating Hours BE 
RECEIVED for information; and, 

 
THAT City Council ENDORSE recent improvements made to the Homelessness Street 

Outreach team’s schedule and improved access to such services through the 311 
Contact Centre as outlined in this report; and, 
 
THAT City Council DIRECT Administration to report back to Council with more data and 

information about the impact of recent improvements to the Homelessness Street 

Outreach team’s schedule and after-hours homelessness response initiated through 
311, before deciding if further expansion is needed; and, 
 
THAT City Council continue to SUPPORT programs and services that advance the 

goals of the 10-year Housing and Homelessness Master Plan, and the creation and 

expansion of affordable and supportive housing. 
 
Executive Summary: 

 

N/A 
 

 
 
 

Background: 
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At the July 10, 2023 meeting of City Council, Councillor Agostino asked the following 
question:  

 
CQ 20-2023 “That administration report back to city council regarding all 
municipal and community outreach programs currently available and research 

and analyze the feasibility of expanding operating hours and services including 
having one dedicated number (i.e., 311/211) related to outreach support in our 

community.” 
 

Discussion: 

 

This report provides an overview of key outreach services funded through the City of 
Windsor as well as those led by other organizations. Such outreach services are 
intended to support Windsor-Essex's most vulnerable residents, encompassing those 

grappling with homelessness, mental health challenges, addiction issues, trauma, 
untreated or neglected health problems, or a combination thereof. 

 
Access to different types of outreach services varies depending on the organization that 
is delivering the service and the time of day a service is available.  For example, support 

from a Family Services Windsor-Essex (FSWE) Homelessness Street Outreach Worker 
(herein referred to as “Homelessness Outreach”) can currently be requested by calling 

311 during their regular business hours which are Monday to Friday from 8:00 am to 
4:00 pm or by contacting Family Services Windsor Essex after-hours until midnight each 
day. Another key outreach service, the Nurse Police Team (NPT) can be requested 

through a call to Windsor Police Services non-emergency phone line, during the NPT 
hours of operation. A high-level summary of the various outreach teams and their hours 

of operation are provided in Appendix A: Key Outreach Services in Windsor and Hours 
of Operation Table. More specific details about the outreach services along with some 
exciting changes recently implemented are included in the following two sections.  

 
Outreach Services – City Funded  

 

To support those experiencing homelessness and those who sleep outdoors, the City of 
Windsor has allocated municipal and provincial funding to Family Services Windsor-

Essex (FSWE) to deliver outreach services. Homelessness Outreach Workers interact 
with people experiencing homelessness, through a variety of progressive engagement 

techniques, make referrals to emergency shelters, and connect people with appropriate 
support services that will help them meet their housing, health, financial and social 
needs. People living outdoors may be disconnected from community services and it 

often takes multiple interactions to build trust before a person is willing to accept help.  
There is a team of five (5) Homelessness Outreach Workers, with four (4) dedicated to 

the City of Windsor and one (1) dedicated to the County of Essex. In addition, the City 
also allocates federal funding to the Can-Am Indian Friendship Centre for an Indigenous 
Outreach Worker which offers specific culturally appropriate supports for Indigenous 

individuals experiencing homelessness. Indigenous Outreach supports are accessed by 
contacting Can-Am directly, not through the 311 process. 
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Current Process to Report Homelessness Concerns 
If any member of the public notices someone who appears to be experiencing 

homelessness or who has set up a homeless encampment with structures or tents, they 
can request a Homelessness Response through 311.  
 

When the Homelessness Outreach team receives a request for service through 311, 
they will triage and action the request within 24 hours, where a previous interaction had 

not already been completed recently. Given that the team consists of only four staff 
assigned in Windsor, it is not possible to guarantee a quicker response at this time. 
Additional funding would be required to increase the number of Homelessness 

Outreach Workers in order to improve response times.  
 

As mentioned above the role of a Homelessness Outreach Worker is to engage with 
people experiencing homelessness. The workers can encourage people to access 
supports such as an emergency shelter, but they do not have the authority to “move 

people along” or compel them to leave a public space. 
 

There are other homelessness services funded through the City of Windsor that 
complement the work of Homelessness Outreach Workers, including emergency 
shelters and the Homelessness and Housing Help Hub (H4). 

 
Recent Improvements to Outreach Services 
Based on feedback received by residents, businesses, and City Council, a new 

schedule for the Homelessness Outreach team was implemented during the summer of 
2023 at no additional cost to the municipality. The changes were intended to better 

meet the needs of the community, and support those experiencing homelessness as 
well as those who are panhandling. This included expanding their hours of operation, 
extending service from 5 to 7 days a week and establishing regular service routes in six 

areas of the City (i.e., Downtown Windsor, Jackson Park, University Avenue West, Ford 
City, West Windsor and Walkerville).  

 
The team has also begun offering on-call hours in the late evening, 7 days per week. 
When requests for services come in during the on-call hours, they are triaged by an 

FSWE Manager who determines if a Homelessness Outreach Worker should be 
dispatched to attend a location or if the request is better addressed during their regular 

operating hours or by another community service (e.g. NPT). During these on-call 
hours, the Homelessness Outreach Workers are not on duty, but rather on standby. If 
they are called in to respond to a request for service, they would have to travel to the 

designated location, which may take up to one hour. More details about the 
Homelessness Outreach team’s regular hours of operation and on-call hours are 

provided in Appendix A: Key Outreach Services in Windsor and Hours of Operation 
Table. 
 

Additionally, since April 2023, a Homelessness Outreach Worker has also been riding 
along with Windsor Police approximately two days per week to respond to panhandling 

concerns in various locations, intersections and boulevards throughout Windsor. There 
have been positive results from this partnership, including helping people secure 
income support through Ontario Works and a better understanding of panhandling in the 
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city. These service improvements have been achieved within the existing municipal and 
provincial budgets and no additional funding was required.  

 
Outreach Services in Windsor Led by Other Organizations  
 

There are also outreach and mobile services in Windsor that are led and funded by 
other organizations and dovetail with the Homelessness Outreach service to provide 

additional supports for vulnerable people in our community.  
 
Other outreach services are described in the paragraphs below and a high-level 

summary of the contact information and hours of operation can be found in Appendix A. 
 

 Mobile Outreach and Support Team (MOST) Van - supports the needs of those 
who have mental health or addiction challenges, require housing, or are street-
involved. MOST is made up of a driver trained to support those with physical 

disabilities, a Social Worker, and an Outreach Worker. MOST will travel via an 
accessible van to Downtown and West-End Windsor locations with supplies such 

as food and personal care items while offering services. MOST is a collaborative 
initiative between Hôtel-Dieu Grace Healthcare (HDGH), the Canadian Mental 
Health Association – Windsor/Essex County Branch (CMHA WECB), and FSWE. 

 Nurse Police Team (NPT) which pairs Windsor Police Officers with nursing 
professionals from Windsor Regional Hospital (WRH) to offer proactive care for 

those struggling with mental health and substance use disorders. The NPT team 
tries to divert people from the hospital emergency department by providing 
wound care and preventative care to individuals on the street. 

 Community Outreach & Support Team (COAST) is a partnership between 
Windsor Police Services (WPS) and Hotel Dieu Grace Healthcare (HDGH) to 

provide on-site crisis and mental health assessments in Windsor to individuals 
aged 16 and above who are facing complex mental health and psychosocial 

issues. 

 Mobile Crisis Rapid Response Team (MCRRT) is another partnership between 
WPS and HDGH which responds to dispatched calls for individuals presenting 

with symptoms of mental illness, substance abuse, behavioural disorders, or 
people in acute crises within Windsor. 

 Pozitive Pathway Needle Syringe Program provides harm reduction education 
and supplies, as well as education about wound care. 

 Windsor Essex Community Health Centre’s Hep C Treatment and Support Team 

works to ensure those diagnosed with or at risk of acquiring Hepatitis C have 
access to specialized care. 

 Downtown Windsor Community Collaborative Street Lights is a partnership 
between DWCC, Parkwood Gospel Church and Exchange Church that connects 

people with no fixed address to break down barriers and build compassion and 
advocacy. 

 Society of Saint Vincent de Paul Street Outreach finds those lost to the system 

and brings them in for required services and support. 

 New Beginnings Youth Outreach Workers help young people with a variety of 

needs including job searches, help finding housing and meeting basic needs 
such as food, clothing and hygiene care. 
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 Windsor Residence for Young Men Aftercare and Outreach Program provides 
supports for former and potential clients with housing retention, crisis response, 

referrals and/or emotional support. 
 

In addition to these outreach services in Windsor, there are several similar services 

including COAST in Amherstburg and LaSalle, MCRRT and Mental Health Response 
Unit (MHRU) in Essex County. 

 
All Windsor and Essex County residents can access support for mental health 
emergencies by contacting the Community Crisis Centre: 

 

 By phone at 519-973-4435, which is available 24/7  

 Walk-in service within the Crisis and Mental Wellness Centre at 744 Ouellette  
o Monday to Friday from 8:00 am to 10:00 pm  

o Saturday and Sunday from 8:00 am to 8:00 pm 

 Or by attending a local emergency department after these hours 
 

Coordinating and Accessing Outreach Services 
 

Many of the outreach services described above or listed in Appendix A, meet regularly 
at the Community Outreach table, chaired by Family Services Windsor Essex, to 
discuss and coordinate their respective services. However, arranging for one 

centralized phone number for all these services would be very complex.  
 

Currently, there is no coordinated infrastructure in place to have one single dedicated 
phone number to reach all of these various outreach and mobile services. This type of 
service would require the integration of numerous systems and trauma-informed 

professionally trained staff to assess and triage each call-in order to appropriately direct 
to the correct service provider or determine if emergency services would be required. 

This would be a complex and long-term undertaking requiring systemic change, 
appropriate funding and resources to implement and operate. 
 

Recognizing that there are City funded services that are within the control of the 
municipality (i.e., Homelessness Outreach, needle pick-ups, etc.) that could benefit from 

one dedicated line, Administration has already implemented changes to leverage the 
existing 311 system that will assist residents and businesses with homelessness 
response services.  

 
311 System Enhancements to Access Outreach Services 

 

When CQ 20-2023 was posed by Council, Administration began working to find 
potential enhancements to the Homelessness Outreach service that could be acted on 

quickly, using the 311 Contact Centre as the dedicated line. As a result, the following 
changes are being implemented: 

 
1. The first improvement strategy is the creation of a new 311 online service 

request that will allow the public to request homelessness supports outside of the 

311 Contact Centre’s current hours of operation. The service request called 
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“Homelessness Report” will be available 24/7 utilizing the 311Windsor mobile 
app as well as 311online. Once a request is created, it is automatically forwarded 

directly to the Homelessness Outreach team for their review, triage and action 
during their hours of operation, as described further above. Leveraging the 
existing 311 reporting system not only achieves efficiencies but also allows for 

the collection of data for future analysis and decision-making. There is no cost to 
implement this solution.   

2. The next immediate strategy that can be implemented to streamline access to 
Homelessness Outreach is by utilizing the existing 311 phone system and after-
hours interactive voice response (IVR) messaging. The after-hours messaging 

will be adjusted to include a “press 1” option whereby homelessness response 
calls would be automatically routed to the Homelessness Outreach team. This 

provides not only an easy number for the public to remember but also an 
effective and simple solution for callers to connect directly with a service 
provider. Data can be collected on how many calls come in after hours seeking 

homelessness support. The cost to make changes to the 311-telephony 
infrastructure and implement this solution is less than $2000 and can be 

absorbed within the existing operating budget. 
 

By utilizing 311 services, and implementing the two solutions outlined above as a first 

step, Administration can fulfill the “one number to remember” request and also collect 
more reliable data about the number of requests for homelessness supports and the 
location of these concerns, as well as utilize standardized workflow processes and 

improve coordination between the Homelessness Outreach team and other City 
departments (e.g. By-Law, Parks).  

 
It is important to note that while these changes do simplify and expand access to 
Homelessness Outreach supports, they do not provide an immediate or 24/7 response 

from the Homelessness Outreach team due to the limitations of their hours of operation, 
the limited number of Homelessness Outreach Workers, and the need to prioritize 

requests from all areas of the city and varying degrees of urgency. Each request for a 
Homelessness Response needs to be triaged to determine if Homelessness Outreach 
is the appropriate support service when it can be actioned by the Homelessness 

Outreach team, or if it would be more appropriate to request a response from another 
outreach service or Windsor Police Services.  

 
Expanding 311 Hours of Operation 
 

Currently, the 311 Contact Centre operates Monday to Friday from 8:00 am to 4:00 pm. 
These hours align with the peak call volume times. When first established in 2005, the 

311 Call Centre hours were Monday to Friday from 7:00 am to 10:00 pm and Saturday 
from 8:00 am to 4:00 pm. As data on call volumes and service levels became available 
for analysis, these initial hours of operation were scaled back over the years to minimize 

costs and maximize efficiencies using the call volume data. In addition, 311 rolled out 
and promoted alternate self-serve channels such as 311online and the 311Windsor 

mobile app which offered 24/7 options for residents to report issues. Despite this 
reduction of operating hours to achieve efficiencies, during the last 10 years, the 
Contact Centre continues to respond to an average of over 140,000 311 inquiries 

annually.  
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To provide further information for Council’s consideration, a high-level analysis was 
undertaken to provide estimated base budget costs to expand the 311 hours of 

operation to align with the Homelessness Outreach regular operating hours and on-call 
hours of service (16 hours/day/7 days per week) as well as potential provision of call 
answering to include after-hours (24/7).  For the purpose of this high-level analysis, the 

existing positions and scheduling model (based on 8-hour shifts) was used.  Projections 
are based on the minimum scheduling coverage required to operate per each option 

and in accordance with the Collective Agreements, Corporate Human Resource Policies 
and labour laws. The estimated staffing level coverage is in line with other 24/7 
operations such as 211 and Windsor Police Services. Variables in call volume would 

have the potential to increase minimum staffing requirements and thereby further impact 
the resources required. 

 

 Table 1 

  Projections for 311 Increased Service Hours  

  Hours of 
Service 

Staffing 
Levels 

Estimated 
base 

budget 

Increase % increase 

Current 
Operating Hours 

8 hours 
day/M-F/5 
days week 

21 1,962,658 
  

    

Option #1 
Align with 

Homelessness 
Outreach hours 

16 hours 
day/7 days 

week 

33 3,232,400 
  

1,269,742 
  

65% 

Option #2 
Include after-

hours 

24/7 40 4,032,271 
  

2,069,613 
  

105% 

  

To expand the existing Contact Centre hours of operation from the current Monday to 
Friday, 8:00 am to 4:00 pm, to 16 hours/7 days a week or 24/hour/7 days a week would 

require the commitment of significant resources. Should Council wish to pursue the 
expansion of Contact Centre hours as outlined above, a comprehensive business case 
including further research and fulsome analysis would be required to assess, develop 

and recommend a preferred operational model and detailed budget. 
 

In addition to this, if the 311 Contact Centre hours were to be expanded, more funding 
would be needed to increase the number of Homelessness Outreach Workers to be 
able to respond to requests for services up to midnight or 24/7, rather than just offering 

on-call supports during the later hours of the evening. Also, when responding to 
requests for a Homelessness Response, the Outreach Workers’ safety must be 

prioritized. Outreach Workers often operate in teams of two or where feasible, have a 
Windsor Police Officer present during the response in order to mitigate safety risks 
which has an impact on the response time and the cost of delivering the service. 

Determining the exact cost increase would require coordination with FSWE to determine 
the optimum staffing levels required to meet the service needs as well as their own 

health and safety and other human resources policies. 
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Other Options Considered 
 

Other options for a dedicated line were explored and the findings are detailed below: 

 A private or external social service call center was initially explored, and it was 
determined that it would not be a viable option when compared to the City's in-

house 311 system for several reasons. The 311 system offers the advantage of 
consolidated data tracking in one unified system. All inquiries, complaints, and 

requests are recorded and managed within a single, integrated platform with 311. 
In contrast, a private call center will not have the same integrated and data 
tracking that 311 utilizes, which increases inefficiencies and complexity in 

managing and analyzing information. Additionally, the City's 311 staff and system 
have a better understanding of local issues and needs, resulting in more efficient 

and tailored responses to citizen inquiries. Finally, there's a cost factor to 
consider. Using a private call center can come with significant expenses, 
including one-time capital set-up and contract fees and additional operational 

costs.  

 211 is a free and confidential helpline that easily connects people to community, 

health, social and government services. Trained and accredited community 
navigators ask the right questions to get a picture of a person’s needs. 
Navigators then provide referrals to services and programs connecting callers to 

the right supports. When people need additional help, 211 navigators will 
advocate on their behalf or warm transfer callers in crisis to crisis support lines or 

emergency services. The backbone of the 211 service is a comprehensive and 
integrated provincial resource database which contains information about 
programs and the agencies delivering them.  The 211 service is delivered by a 

network of Regional Service Partners. The City of Windsor is the Regional 
Service Partner for the southwest region of the province encompassing Essex, 

Lambton, Chatham-Kent, Elgin, Oxford and Middlesex counties. Our trained 
Contact Centre staff respond to 211 inquiries during our regular operating hours 
Monday to Friday 8:00 am to 4:00 pm and handled over 23,000 inquiries in 2022. 

After-hours 211 service is provided by other partners in the integrated network. 
211 is available to all people in the Province of Ontario 24/7 by phone, text, chat 

or email. 911 to report situations that require an immediate emergency response 
from police, fire or ambulance.  
 

While 211 serves as a valuable resource for connecting callers to various 
programs, it's important to note that it operates independently from municipal 

processes related to homelessness and outreach initiatives. Additionally, it lacks 
the capacity to gather the municipal specific and detailed homelessness data that 
is necessary for these initiatives. 

 
Risk Analysis: 

 

The risk of expanding 311 hours of operation to access Homeless Outreach services is 
that it will cost a significant amount of money and may create an expectation from the 
public that response times will be immediate, like a call to 911. And without increasing 

the number of Homelessness Outreach Workers, their response time to requests for 
service will continue to be up to 24 hours. If a person experiencing homelessness is 
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facing an urgent situation, such as the risk of hypothermia during extreme cold events, 
the public should continue to contact 911 for an immediate response. 

 
The public may also have an expectation that if they request a homelessness response 
that will result in the person experiencing homelessness being “moved along” or forced 

to leave a public space, which is not the role of Homelessness Outreach Workers and 
could infringe on the person’s rights to occupy a public space. Expansion of 311 and/or 

Outreach will not necessarily reduce visible homelessness in our community.  Real 
reductions in homelessness require systemic changes to decrease poverty and 
increase the supply of affordable and supportive housing. 

 
Climate Change Risks 

 
Climate Change Mitigation: 

 
N/A 

 
Climate Change Adaptation: 

 

N/A 
 

Financial Matters:  

 
311 Budget 
 

Currently the residents can access one of the trained Customer Contact 
Representatives Monday to Friday 8:00 am to 4:00 pm. With the current operating 

model, the Customer Contact Centre 21 positions currently support this level of service. 
Salary and fringe expenses amount to $1,905,558. Other costs such as training, 
expected overtime coverage and Cxone phone platform bring the total to $1,962,658. 

  
Option #1 to expand the hours of operation to 16 hours/7days a week will require an 

increase in the staffing complement by 12 positions to provide adequate coverage for 
the expanded hours. These added positions will result in an increase of $1,193,648 in 
salary and fringe costs and $76,094 in other costs to total cost of $3,232,400.  

  
Option #2 offers 24 hours/7days a week service at the 311 Call Centre. This will further 

increase staffing by 19 positions to cover all shifts around the clock. Under Option 3, 
salary and fringe will increase by $1,916,207 and other costs by $153,406 from the 
current model to the total cost of $4,032,271.  

  
The Customer Contact Centre does not have the resources to offer any service 

expansion without requesting additional operating budget. Extending service to 16 
hours /7 days a week will require an increase of $1,269,742 or 65% from the current 
budget. The required increase escalates to $2,069,613 or 105% with the 24/7 operating 

model. 
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Homelessness Budget 
 

For the 2023 – 2024 fiscal year, the City of Windsor has been allocated $20.2 million in 
provincial and federal funding to provide a variety of homelessness programs including, 
but not limited to, the H4, emergency shelters, and outreach services. The City of 

Windsor also contributes $2.45 million towards these homelessness programs.  The 
Homelessness Outreach program is funded a total of $366,184 through both the 

Province of Ontario’s Ministry of Municipal Affairs and Housing (MMAH) Homelessness 
Prevention Program (HPP) and the City of Windsor ($277,703 HPP, $138,481 City). 
Administration will continue to advocate for increased provincial and federal funding to 

support these programs.  Requests for municipal funding to support and expand 
programs and services will be brought forward, as needed, through the budget 

development process. 
 
Consultations:  

 

Alena Sleziak – Manager, Customer Contact Centre  

Doran Anzolin – Executive Initiatives Coordinator, Human and Health Services  

Jennifer Tanner – Manager, Homelessness and Housing Support  

Kelly Goz – Manager, Homelessness and Housing Support (A)  

Linda Higgins – Manager, Intergovernmental Funding and Human Services Integration  

Emilie Dunnigan – Manager, Development Revenue & Financial Administration  

Tracy Ou – Financial Planning Administrator  

 

Conclusion:  

 

Immediate enhancements to access services through 311 during the Contact Centre’s 
regular hours of operation and after hours through the 311Windsor mobile app and 311 

online are available should council approve. It is recommended that Administration be 
approved to implement the immediate enhancements through 311 and spend at least 
six months reviewing data collected about requests for services and study the impact on 

homelessness in our community and report back to Council.  

Planning Act Matters:   

N/A 

Approvals: 

Name Title 

Jennifer Tanner Manager, Homelessness and Housing Support 

Kirk Whittal Executive Director, Housing and Children’s Services 

Andrew Daher Commissioner, Human and Health Services 

Janice Guthrie Commissioner, Corporate Services/CFO 
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Name Title 

Ray Mensour Commissioner, Community Services 

Joe Mancina Chief Administrative Officer 

Notifications: 

Name  Address  Email  

Joyce Zuk,  

Family Services Windsor-
Essex  

  jzuk@fswe.ca   

Chief Jason Bellaire,   

Windsor Police Services  

  jbellaire@windsorpolice.ca   

David Musyj,   

Windsor Regional Hospital  

  David.Musyj@wrh.on.ca   

Bill Marra,  

Hôtel-Dieu Grace Healthcare  

  Bill.Marra@hdgh.org   

Sonja Grbevski,  

Canadian Mental Health 

Association Windsor-Essex 
County   

  sgrbevski@cmha-wecb.on.ca   

Bruce Krauter,  

Essex-Windsor Emergency 
Medical Services  

  bkrauter@countyofessex.on.ca   

Insp. Angela Ferguson, 
Ontario Provincial Police 
(OPP)   

  angela.ferguson@opp.ca   

  

Sgt. Mike Agostinis, Lasalle 
Police  

  magostinis@lasallepolice.ca   

  

Michael Brennan, Pozitive 

Pathways  

  executivedirector@pozitivepathways.com  

  

Jennifer Wilson,  

Saint Vincet de Paul  

  wilson.jennifer33@gmail.com  
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Bob Cameron,  

Downtown Windsor 

Community Collaborative – 
Street Lights   

  bob@dwcc.ca  

  

Rita Taillefer,  

Windsor Essex Community 
Health Centre  

  rtaillefer@wechc.org   

Brian Harrison,  

Parkwood Outreach Centre  

  bharrison@parkwoodwindsor.com   

 

Appendices: 

 1 Appendix A - Key Outreach Services in Windsor and Hours of Operation Table 
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Appendix A: Key Outreach Services in Windsor and Hours of Operation Table  
  

Service  How to 
Access 
Service  

Mon  Tues  Wed  Thurs  Fri  Sat  Sun  

Funded by The City of Windsor  

Homelessnes
s Outreach   
(Regular 
operating 
hours)  

Call 311   
(live answer 
M – F, 8am 
to 4pm)  
or  
311Windsor 
Mobile 
App   
or   
311 online  

7:30am - 
3:30pm  

7:30am - 
3:30pm  

7:30am - 
6:00pm  

7:30am - 
6:00pm  

7:30am - 
6:00pm  

10:00am-
6:00pm  

10:00am-
6:00pm  

Homelessnes
s Outreach   
(On call 
hours)  

Call 311   
(to be 
routed to 
FSWE)  
or   
311Windsor 
mobile 
App   
or   
311online   

9:00pm - 
12:00am  

9:00pm - 
12:00am  

9:00pm - 
12:00am  

9:00pm - 
12:00am  

9:00pm - 
12:00am  

6:00pm- 
12:00am  

6:00pm - 
12:00am 
  

CAN AM 
Indian 
Friendship 
Centre - 
Indigenous 
Outreach 
Worker  
  
  

519-253-
3243  

-  1:00pm – 
5:00pm  

-  1:00pm – 
5:00pm  
  

      

Led & Funded by Other Organizations  

MOST Van  (226) 787-
5724  

5:00pm - 
9:00pm  

5:00pm - 
9:00pm  

5:00pm - 
9:00pm  

5:00pm - 
9:00pm  

5:00pm - 
9:00pm  

-  -  

Nurse Police 
Team  

519-258-
6111   
(Police Non-
Emergency)
  

-  -  -  -  1:00pm-
1:00am  

1:00pm-
1:00am  

1:00pm-
1:00am  

MCRRT  519-258-
6111   

9:00am – 
10:00pm  

9:00am 
– 

9:00am 
– 

9:00am – 
10:00pm  

9:00am 
– 

-  -  
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(Police Non-
Emergency  

10:00pm
  

10:00pm
  

10:00pm
  

Windsor 
COAST  

519-258-
6111 
(Police Non-
Emergency  

8:00am – 
4:00pm  

8:00am 
– 
4:00pm  

8:00am 
– 
4:00pm  

8:00am – 
4:00pm  

8:00am 
– 
4:00pm  

-  -  

Essex MHRU  519-723-
4600  
  

8:00am –
6:00pm  
  

8:00am 
–
6:00pm  

8:00am 
–
6:00pm  
  

8:00am –
6:00pm  
  

-  -  -  

Leamington 
MHRU  

519-324-
0123  

-   8:00am 
–
6:00pm  
  

8:00am 
–
6:00pm  
  

8:00am –
6:00pm  
  

8:00am 
–
6:00pm  
  

-  -  

LaSalle 
MHST  

519-250-
5048  

* Hours 
Varied  

            

Pozitive 
Pathways  

519-973-
0222 x 109  

1:30pm-
3:30pm 
(Glengarr
y Area)  

-  1:00pm-
4:00pm  

*Bi-Weekly 
Leamingto
n 1:00pm-
4:00pm  

-  -  -  

Saint Vincent 
de Paul  

519-890 -
7215  
  

-  -  5:00pm-
8:00pm 
(depend
s on 
daylight)  

-  -  -  7:00am-
10:00am
  

Street Lights  519-903-
7629  

9am-
11am  

9am-
11am  

5:00pm-
7:00pm  

-  -  9am-
11am  

-  

Windsor 
Essex 
Community 
Health 
Centre  

519-890-
6392  

-  8:30am-
4:30pm  

8:30am-
4:30pm 
(County)
  

-  8:30am-
4:30am 
DT core  

-  -  

Red Frogs  519-948-
7055  

-  -  -  -  -  10:00pm
-3:00am 
*every 
other 
Saturday
  

-  
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Outreach 

Services
Presentation from Family Services 
Windsor Essex to the Community 
Services Standing Committee at their 
October 4, 2023 meeting.
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Outreach Role

“Outreach is primarily directed toward finding 

homeless people who might not use services due 

to lack of awareness or active avoidance…and who 

would otherwise be ignored or underserved”

– Dr. Gary Morse, Psychologist and Mental Health Advocate
City Council Agenda - Monday, October 30, 2023 
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Outreach Role

• Find individuals experiencing homelessness

• Assess, add to BNPL or update BNPL

• Support accessing services in the community
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Why Outreach is Different from Other Services

•Know people by name

•Know their needs and who they are connected to

•Re-find or reconnect 

•Establish long-term relationships with people
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Outreach Team

County

1 worker 
5 Staff

City

2 teams of 2 workers
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New Outreach Schedule

Day Shift -

City routes

Day Shift –

County

On Call

Team A 

(2 FTE)

Team B

(2 FTE) 1 FTE

Mon 7:30am-3:30pm 9:00am-5:00pm 9:00pm-12:00am

Tues 7:30am-3:30pm 9:00am-5:00pm 9:00pm-12:00am

Wed 7:30am-3:30pm 10:00am-6:00pm 9:00am-5:00pm 9:00pm-12:00am

Thurs 7:30am-3:30pm 10:00am-6:00pm 9:00am-5:00pm 9:00pm-12:00am

Fri 7:30am-3:30pm 10:00am-6:00pm 9:00am-5:00pm 9:00pm-12:00am

Sat 10:00am-6:00pm 6:00pm-12:00am

Sun 10:00am-6:00pm 6:00pm-12:00am
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Outreach Response

•Referrals will come through 311 system

•All other referrals will be logged into 311 

system by FSWE staff

•All calls are triaged, and the best/most 

appropriate response is determined
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Questions?
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Committee Matters:  SCM 268/2023 

Subject:  Official Plan & Zoning Bylaw Amendments Z 024-23 [ZNG-7069] & OPA 
175 [OPA-7072] 1027458 Ontario Inc. Multiple Dwelling Development Banwell & 

McHugh (South) - Ward 7 

Moved by: Councillor Angelo Marignani 
Seconded by: Councillor Fred Francis  

Decision Number: DHSC 559  

THAT the City of Windsor Official Plan Volume II – East Riverside Secondary Plan 
Schedule ER-2 BE AMENDED by changing the land use designation of Block 8, Plan 

12M-425, City of Windsor from Business Park to “Banwell Road Mixed Use Corridor”; 
and,  

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

AMENDED by adding site specific policies as follows:  

1.# SOUTH WEST CORNER OF BANWELL ROAD AND MCHUGH STREET 

1.#.1  The property described as Block 8, Plan 12M-425, in the City of Windsor, known 

municipally as 0 McHugh Street, is designated a special policy area on Schedule 
A: Planning Districts and Policy Areas in Volume I – The Primary Plan.  

1.#.2  Notwithstanding Section 2.7.5.5 of the Official Plan, Volume II: 
a) Medium Profile Residential Buildings shall be permitted on the subject

property; and
b) High Profile Residential Buildings shall be permitted within 30 metres of

Banwell Road on the subject property; and,

THAT the City of Windsor Zoning By-law 8600 BE AMENDED for the lands described 

as Block 8, Plan 12M-425 from MD1.4 to HCD2.7; and,  

THAT the hold prefix BE REMOVED when the applicant/owner submits an application 

to remove the holding prefix and the following condition is satisfied:  
a) an updated Transportation Impact Study is prepared and submitted to the

satisfaction of the City Engineer; and,

THAT subsection 1 of Section 20 of the City of Windsor Zoning By-law 8600 BE 

AMENDED for the lands described as Block 8, Plan 12M-425 by adding site specific 

regulations as follow:  

Item No. 8.4
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4xx. SOUTH WEST CORNER OF BANWELL ROAD AND MCHUGH STREET  

For the lands described as Block 8, Plan 12M-425, the following shall be 

additional permitted uses:  
i. residential care facility;  

ii. multiple dwelling;  
subject to the regulations in Section 12.2.5, and,  
Building height – Maximum – within 30m of Banwell Road - 30m maximum  

Building height – Maximum – remainder of site - 26 m  
(ZDM 15; ZNG/7069); and,  

 
THAT the site plan control officer BE REQUESTED to explore the possibility of a 

vehicle access area to Banwell Road.  

 
Report Number: S 121/2023 

Clerk’s File: Z/14648 & Z/14647 
 

Clerk’s Note: 

 

1. The recommendation of the Development & Heritage Standing Committee 
and Administration are NOT the same. 

 
2. Please refer to Item 7.2 from the Development & Heritage Standing 

Committee held on October 3, 2023. 
 

3. To view the stream of this Standing Committee meeting, please refer to:  
http://csg001-
harmony.sliq.net/00310/Harmony/en/PowerBrowser/PowerBrowserV2/20232

0231003/-1/9435 
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 Council Report:  S 121/2023 

Subject:  Official Plan & Zoning Bylaw Amendments Z 024-23 [ZNG-7069] & 
OPA 175 [OPA-7072] 1027458 Ontario Inc. Multiple Dwelling Development 
Banwell & McHugh (South) - Ward 7 

Reference: 

Date to Council: October 3, 2023 
Author: Jim Abbs 

Senior Planner 
519-255-6543 x6317 

jabbs@citywindsor.ca 
 
Report Date: September 13, 2023 

Clerk’s File #: Z/14648 & Z/14647 

To:  Mayor and Members of City Council 

Recommendation: 

THAT the City of Windsor Official Plan Volume II – East Riverside Secondary Plan 
Schedule ER-2 BE AMENDED by changing the land use designation of Block 8, Plan 

12M-425, City of Windsor from Business Park to “Banwell Road Mixed Use Corridor”; 

and, 
 
THAT the City of Windsor Official Plan, Volume II, Part 1 – Special Policy Areas, BE 
AMENDED by adding site specific policies as follows: 

 
1.#      SOUTH WEST CORNER OF BANWELL ROAD AND MCHUGH STREET 

 

1.#.1    The property described as Block 8, Plan 12M-425, in the City of Windsor, known 
municipally as 0 McHugh Street, is designated a special policy area on 
Schedule A: Planning Districts and Policy Areas in Volume I – The Primary 

Plan. 
 

1.#.2   Notwithstanding Section 2.7.5.5 of the Official Plan, Volume II:  

a) Medium Profile Residential Buildings shall be permitted on the subject 
property; and 

b) High Profile Residential Buildings shall be permitted within 30 metres of 
Banwell Road on the subject property; and, 
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THAT the City of Windsor Zoning By-law 8600 BE AMENDED for the lands described 

as Block 8, Plan 12M-425 from MD1.2 to HCD2.7; and, 

 
THAT the hold prefix BE REMOVED when the applicant/owner submits an application 

to remove the holding prefix and the following condition is satisfied:  

a) an updated Transportation Impact Study is prepared and submitted to the 
satisfaction of the City Engineer; and, 

 
THAT subsection 1 of Section 20 of the City of Windsor Zoning By-law 8600 BE 

AMENDED for the lands described as Block 8, Plan 12M-425 by adding site specific 

regulations as follow: 

4xx.  SOUTH WEST CORNER OF BANWELL ROAD AND MCHUGH STREET 

For the lands described as Block 8, Plan 12M-425, the following shall be 
additional permitted uses: 

i. residential care facility; 

ii. multiple dwelling; 

 subject to the regulations in Section 12.2.5, and, 

Building height – Maximum – within 30m of Banwell Road  - 35m 
 

Building height – Maximum – remainder of site  -  26 m 
 
A vehicle access area to Banwell Road is prohibited. 

 
(ZDM 15; ZNG/7069) 

Executive Summary: 

N/A 

Background: 

This site is part of the East Riverside Secondary Plan area. That plan designated a large area 
of agricultural land within the City of Windsor for various forms of urban development.  Over 

time, the majority of the area has developed, seeing the creation of primarily low profile 
residential areas interspersed with institutional, recreation and multiple dwelling uses. 

One of the uses contemplated in the East Riverside Secondary Plan included an area set 

aside for Business Park (light industrial, commercial) use.  The site of this development is 
subject to that Business Park designation. This designation, along with the lands designated 

Banwell Road Mixed Use Corridor were intended to form a commercial center for the 
secondary plan area. 
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Since the approval of the East Riverside Secondary Plan, commercial uses locating at the 
intersection of Banwell Road and Tecumseh Road East has taken on much of the commercial 

role anticipated for the intersection of Banwell and Mchugh/McNorton. 

Other notable developments within the immediate area include a Mixed Use development on 

the Northeast corner of Banwell and McNorton (ELM Windsor Inc, Z-013/17 approx 100 units) 
and a Multiple Dwelling development immediately south of the Banwell Community Church 
(Maple Leaf Homes Z-010/22 approx 130 units).  Both have been approved by City Council 

through Site Specific Zoning By-law amendments, but have not yet commenced construction. 

Application Information: 

Location:  0 McHugh St – Part of Blocks 8 & 9, Plan 12M-425 

Ward:  7 Planning District:  East Riverside  ZDM: 15 

Registered Owner\Applicant:  1027458 Ontario Inc. 

Agent:  Dillon Consulting (Theresa O’Neil) 
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Figure 1: Location Map 
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Proposal: 

This application is one of three by the same developer along the West Side of Banwell Road 

between the Via Rail line and Firgrove Street. (see Appendix 1: Concept Plan) This phase of 

the development includes one (1) six (6)-storey multiple dwelling residential building with 72 

units; one (1) eight (8)-storey multiple dwelling residential building with 96 units; two (2) 10-

storey multiple dwelling residential buildings each with 120 units; For a total of 408 residential 

units. 

A two (2)-storey business office; and a residential care facility is proposed for the McHugh 

Avenue frontage of the site and is intended to be used by a local charitable organization.  

This site of the residential care facility and business office was the subject of a recent 

successful consent to sever application to prepare the area for that development.  

It is intended that the business office will have; 1,860m2 of Gross Floor Area (GFA) and the 

residential care facility will be smaller at 499m2 GFA. 

The site is proposed to have driveway access from McHugh Street and will include a surface 

parking area with 531 parking spaces for the residential dwellings; 60 parking spaces for the 

business office; and 12 parking spaces for the residential care facility to accommodate on-site 

parking, for a total of 603 parking spaces. No reduction in parking is being requested for this 

development. 

The multiple dwelling residential buildings on the South Site are intended to be developed in 

two phases. South Site - Phase 1 will be constructed first and includes 2 ten storey (35m) 

buildings fronting Banwell Road. Phase 2 will include the construction of the 8 storey building 

and the 6 storey building.   

The applicant is requesting a site specific policy area to permit High profile development 

(greater than 4 storeys) on the site and to permit “Community Institutions” as a permitted use 

on the portion of the site fronting McHugh Street. 

The applicant is requesting a Zoning By-law amendment that would add “Multiple Dwelling” 

subject to the regulations of the RD3.2 zone” and Residential Care Facility as a permitted 

use. As well the applicant is requesting an increase in the permitted height to 35m and a 

reduction in landscaped open space from 35% as required in the RD3.2 zone to 24.5%. 
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Figure 2: Concept Plan 
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Site Information:  

Official Plan Zoning Current Use Previous Use 

Mixed Use Node 

Schedule D – Land 

Use, (OPA#159) 

Business Park (BP) 

Schedule ER-2: Land 

Use Plan, Secondary 

Plan East Riverside 

Planning Area 

Business Park 

(Schedule D – Land 

use 

 

MD1.2 and 

S.20(1)112  
Vacant  Vacant  

Width Depth Area Shape 

+/-180 m +/-313 m 5.35 ha 
irregular 

   
All measurements are approximate. 

Neighbourhood Characteristics: 

This proposed development is located at 0 McHugh at the South west corner of Banwell 
Road and McHugh Street.  The site is currently vacant and is bounded as follows: 

North –townhouse dwellings and vacant land   

East - Banwell Community Church, Huron Terrace Retirement Home, single detached 

dwellings, semi-detached dwellings, townhomes, East Riverside Park, and Tecumseh Arena; 

South - CN Rail, Commercial, and Light Industrial; 

West - Single detached dwellings and townhomes  
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Discussion: 

Provincial Policy Statement 2020 (PPS): 

The Multiple Dwelling development is an infill development (a development on underutilized 

or vacant land within the context of an existing urban or built up area) consistent with the 

Provincial Policy Statement (PPS) in that the development promotes the efficient use of 

existing land, promotes cost-effective development patterns and standards to minimize land 

consumption and servicing costs. Related to this direction, the PPS states: 

 “1.1.1 b) accommodating an appropriate range and mix of residential (including second 

units, affordable housing and housing for older persons), employment (including industrial 

and commercial), institutional (including places of worship, cemeteries and long-term care 

homes), recreation, park and open space, and other uses to meet long-term needs” 

e) promoting cost-effective development patterns and standards to minimize land 

consumption and servicing costs;” 

The requested Official Plan and zoning bylaw amendments promotes cost-effective 

development by redeveloping an under-utilized vacant site.  Allowing the proposed multiple 

dwelling development in this location contributes to minimizing land consumption and 

servicing costs by using a site that already has available trunk infrastructure in the immediate 

area.  

The PPS also states: 

 “1.1.2  Sufficient land shall be made available to accommodate an appropriate range 

and mix of land uses to meet projected needs for a time horizon of up to 20 years.” 

The PPS requires that land be available to diversify developments to meet the future needs of 

the community. Subsequent to the proposed Official Plan Amendment The multiple dwelling 

development will be consistent with that requirement by accommodating new residential 

construction on lands designated for that purpose. 

The PPS also states: 

 “1.4.1 To provide for an appropriate range and mix of housing types and densities required to 

meet projected requirements of current and future residents of the regional market area, 

planning authorities shall: 

a. maintain at all times the ability to accommodate residential growth for a minimum of 10 

years through residential intensification and redevelopment and, if necessary, lands 

which are designated and available for residential development; and 

b. maintain at all times where new development is to occur, land with servicing capacity 
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sufficient to provide at least a three-year supply of residential units available through 

lands suitably zoned to facilitate residential intensification and redevelopment, and 

land in draft approved and registered plans.” 

The proposed multiple dwelling development is consistent with the PPS by developing as part 

of a planned residential neighbourhood. This development will help to provide additional 

residential inventory within the City of Windsor. 

The PPS also states: 

 “1.4.3 Planning authorities shall provide for an appropriate range and mix of housing types 

and densities to meet projected requirements of current and future residents of the regional 

market area by:  

a. permitting and facilitating:  

1. all forms of housing required to meet the social, health and well -being 

requirements of current and future residents, including special 

needs requirements; and 

2. all forms of residential intensification, including second units, 

and redevelopment in accordance with policy 1.1.3.3; 

b. directing the development of new housing towards locations where appropriate levels 

of infrastructure and public service facilities are or will be available to support current 

and projected needs; 

c. promoting densities for new housing which efficiently use land, 

resources, infrastructure and public service facilities, and support the use of active 

transportation and transit in areas where it exists or is to be developed; and” 

Approving the Official Plan Amendment and Zoning By-law Amendment would support 

residential development using the infrastructure that is already in place, instead of requiring 

more expenditure on new trunk infrastructure in an unplanned area. In terms of supporting 

active transportation and transit, the proposed development is in close proximity to Transit 

Windsor service, and in close proximity to an extensive trail system. 

Official Plan: 

Section 3.3.2.2 of the Urban Structure Plan contained in the City of Windsor Official Plan 

identifies Banwell Road as a City Corridor.  Residential development on a City Corridor may 

include high profile (26 to 58 metres in height), medium profile (14 to 26 metres in height) and 

residential over retail at street, as well as row housing and lofts.  The proposed development 

conforms with this policy. 
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The sites are designated “Mixed Use Node” and Business Park in the City of Windsor Official 

Plan, the Mixed Use Node designation indicates that Residential intensification shall be 

directed to the Mixed Use Nodes and areas in proximity to those Nodes.  Within these areas 

Medium Profile buildings, up 4 storeys in height shall be permitted. 

This site is identified as “Business Park” in the East Riverside Secondary Plan and on 

Schedule D –Land Use in Volume 1 of the City of Windsor Official Plan. The proposed 

Multiple Dwellings and Residential Care Facility would not be permitted in this designation, 

however the Business Office proposed would be permitted.  

To help harmonize designations between Schedule D of Volume 1 of the Official Plan and 

Schedule ER-2 of the East Riverside Secondary Plan, the Planning Department recommends 

that Schedule ER-2 be modified to identify the subject site as Banwell Road Mixed Use 

Corridor.  This would permit both the residential and business office uses on the site.  

To prevent confusion between the conflicting sections of the Official Plan related to the height 

or profile of the development, the Planning Department recommends that a Site Specific 

policy area be applied to confirm that High Profile Buildings are permitted on this site within 

30 metres of Banwell Road and Medium Profile buildings are permitted on the balance of the 

site. The site specific policy area would be implemented through a site specific zone (see 

Zoning Section). 

Zoning: 

The site is currently zoned MD1.4 with a site specific provision that permits an athletic and/or 

sports facility as a permitted use and prohibits building with 30m of the Railway Right of way. 

(S.20(1)112) 

The applicant is requesting that the CD2.7 zone be applied to the site as it would be 

consistent with the requested Official Plan Amendment and the Mixed Use Node designation 

within the City’s Official Plan.  The Planning Department concurs with the requested CD2.7 

zone as it had been specifically designed for the mixed use area identified in the East 

Riverside Secondary Plan and contains uses and regulations appropriate for that area, and it 

would be consistent with the zone category on the Northeast corner of Banwell Road and 

McNorton Street.  

The application of the regulations contained in the RD3.2 zone is appropriate because those 

regulations are designed for the Multiple Dwelling and Residential Care facility uses and the 

forms that those uses take.  The regulations of the RD3.2 zone are generally designed to 

ensure that Multiple dwelling(s) are located on sites that are sized appropriately for the 

number of units proposed for the development. 
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Building Heights 

The Planning Department is able to support the request for increased height on the site 

because the Urban Structure Plan designates Banwell Road as a City Corridor.  Residential 

development on a City Corridor may include high profile (26 to 58 metres in height), medium 

profile (14 to 26 metres in height) on roads designated as City Corridors.  More specifically, 

high profile residential buildings (up to a maximum height of 35 metres) are supported as part 

of Phase 1 of the development on the Banwell Road frontage.  Medium profile residential 

buildings (up to a maximum height of 26 metres) are supported as part of Phase 2 of the 

development adjacent to the existing low profile residential dwellings on Chateau Avenue. 

Request for reduction of landscaped open space 

The Planning Department does not support the request for reduced landscaped open space 

from 35% to 24.0%.  The site statistics provided for this phase of the development indicates 

that a landscaped open space of 38.2% is available on the site.  As well the applicant is 

oversupplying (530 provided, 510 required) parking that could be used to enhance the 

Landscaped open space area if necessary. 

Application of Hold Prefix 

Transportation Planning indicates that the Transportation Impact Statement requires further 

refinement, as it is unclear whether the TIS fully accounted for the proposed residential units 

permitted within the ELM Windsor development on the northeast corner of the Banwell/ 

McNorton intersection. While this update could be completed as part of the Site Plan Control 

process where mitigation of any transportation issues will be included as conditions within a 

site plan control agreement, it is important that a revised TIS be part of the zoning to ensure 

that the revised TIS is completed before the issuance of a building permit for the Multiple 

Dwelling portion of the site.  
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Risk Analysis: 

N/A 
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Climate Change Risks 

Climate Change Mitigation: 

The site will be subject to a site plan control agreement and will release storm water to the 

municipal system at a rate determined by a storm water management plan and development 
servicing plan that will be reviewed and approved by the City’s Public Works department 

Climate Change Adaptation: 

The development on the site is close to existing bus routes and also community recreational 
opportunities. This will encourage the use of public transit and walking as modes of 

transportation, thereby helping to minimize the City’s carbon footprint. 

Financial Matters:  

N/A 

Consultations:  

A Public Information Centre (PIC) was held by the developer’s consultant on April 19, 2023. 

The approximately 150 residents attended.  The results of the PIC are attached as Appendix 
3. 

As required in the Planning Act, notice was provided by advertisement in the Windsor Star. In 
addition, a courtesy notice to all property owners and tenants within 120 metres (400 feet) of 
the subject parcel were sent by mail.  

The applications and relevant supporting studies were circulated to commenting agencies.  
Those responses are included as Appendix 2 – Agency Comments. 

Conclusion:  

The proposed use of this site as a development containing Multiple Dwelling structures 
containing 408 units represents an efficient development that will have no adverse impact on 
the well-being of the City of Windsor.  The proposed development represents an appropriate 

residential use, adds to the range and mix of uses and will not cause any environmental or 
public health and safety concerns.  This development is consistent with the Provincial Policy 
Statement. 

The proposed Multiple Dwelling represents a housing type and density that meets the 
requirements of current and future residents, that meets the social, health and well-being of 

current and future residents, represents a form of residential intensification, is set in a location 
with access to infrastructure, public service facilities, and is close to commercial land uses. 

The proposed Multiple Dwelling is located within a growing area that contains other Multiple 

Dwelling buildings in various stages of development of similar form and is compatible within 
its context. 
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The proposed Official Plan and zoning by-law amendments are consistent the PPS, conform 
with the policy direction of the City of Windsor Official Plan (as recommended for 

amendment), are compatible with existing and permitted uses in the surrounding 
neighbourhood, and constitute good planning. 

Planning Act Matters:   

I concur with the above comments and opinion of the Registered Professional Planner. 

Greg Atkinson Manager of Development/Deputy City Planner 

Neil Robertson Acting City Planner 

I am not a registered Planner and have reviewed as a Corporate Team Leader 

JP JM 

Approvals: 

Name Title 

Greg Atkinson Manager of Development/Deputy City 

Planner 

Neil Robertson Acting City Planner  

Wira Vendrasco      Deputy City Solicitor, Legal Services & 
Real Estate 

Jelena Payne Commissioner of Economic Development 

& Innovation 

Joe Mancina Chief Administrative Officer 

Notifications: 

Name Address Email 

1027458 Ontario Inc. 949 Wilson Ave, Toronto 

ON M3K 1G2  

jcoco@cocogroup.com 

Dillon Consulting Limited 
(Theresa O’Niell) 

3200 Dezeil Drive, Suite 
608, Windsor ON N8W 5K8 

toneill@dillon.ca 

Councillor Marignani    

 

 

Appendices: 

1 Combined Concept Plan 
2 Liaison Comments 
3 PIC Engagement Summary  
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APPENDIX D – CONSULTATION 

 

ANNE-MARIE ALBIDONE – ENVIROMENTAL SERVICES 
 
No concerns.  
 

ENBRIDGE 
 
After reviewing the provided drawing at Banwell Rd & McHugh St (North ‘A’ Site, North ‘B’ Site, 
South Site) and consulting our mapping system, please note that Enbridge Gas has active 
infrastructure around 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 0.6m 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. 
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LANDSCAPE & URBAN DESIGN – STEFAN FEDIUK 
 
Pursuant to the application for a zoning amendment (Z 024/23) to permit a High profile 
development (greater than 4 storeys) along Banwell Road with Multiple Dwelling with an excess 
height of 35m and a Residential Care Facility as a permitted use. Please also note the following 
comments: 

Zoning Provisions for Parking Setback: 
The application also requests reduced landscape open space to 24.5% on the subject, 
However, the Combined Concept Plan provided by the applicant does not demonstrate the need 
for this reduction on the South Site Properties, and lists them as 38.2% landscape open space 
to be provided.   If the intent is to reduce the landscape open space is for a particular 
component of the South Properties, then more detailed information is required.   
 
Per the Zoning Bylaw 8600, Section 24 – Parking, Loading and Stacking Provisions, specifically 
24.20.5 Table 24.20.5.1 Requires Parking Spaces for Multiple dwelling containing a minimum of 
5 dwelling Units, the rate is 1.25 parking spaces for each dwelling unit.  South Site proposes 
1.30 parking spaces per unit within the residential component.  This represents an excess of 21 
parking spaces than what is required.   
 
Therefore, the proposed reduction of landscape area to 24.5% is not supported.  
 
Tree Preservation: 
The applicant has provided a Tree Inventory and Preservation Study (March 2023) for the entire 
three parcel development, prepared by Dillon Consulting, which documented 310 trees (27 on 
the property immediately north of the proposed development).  A majority of the trees (84%) 
were identified as native species, including 20 Kentucky Coffeetree near the southern 
development parcel which are classified as an S2 Threatened SAR being very rare and 
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imperiled.   The study implies that all 20 of the Kentucky Coffeetrees will be preserved. 
However, the TIP mapping and Detailed Tree Inventory spreadsheet indicate that two of these 
trees (tree # 176 & 186) are in good condition and scheduled for removal.  Additionally, three of 
the Kentucky Coffeetrees (Tree # 177, 178, & 184) are extremely close to the proposed footprint 
of Building ‘B’ that their survival due to root damages will be impaired.  This represents 25% of 
these SAR tree species would be removed or in jeopardy of removal.  It is therefore 
recommended that the footprint for Building ‘B’ be moved northward to remove any risk of harm 
to this stand of SARs trees.   

The remaining hedgerow of trees and scrub undergrowth running north-south through the 
middle of the South site, is dominated by Eastern Cottonwood, and Manitoba Maple (aka 
Boxelder).  None of these are identified as SARs.   As per Section 5.3 of the TIP report it is 
recognized that a Landscape Plan will be provided with the Site Plan Approval application to 
ensure that the loss to urban tree canopy has been compensated at a rate of caliper-to-caliper 
of tree trunk DBH to the satisfaction of the City Forester and the Planning Department’s 
Landscape Architect.   

Additionally, several trees on city owned land are proposed to be removed.  Applicant is to 
provide confirmation from the City Forester that these tree may be removed and what if any 
compensation to the City of Windsor is required. 

In addition, several endangered SAR Bat species and Butler’s Gartersnake have been identified 
as potentially occurring in the vicinity of the proposed development.  While suitable habitat for 
Butler’s Gartersnake is not found on the site, there are suitable roosting habitats for bats.  The 
proposed development would see the entire hedgerow removed due to the proposed site layout.  
The study recommends no removal between April 1 and September 30, and additional recorded 
monitoring is required to ensure that there are no bat species are roosting prior to any removals.   

Climate Change: 
The proposed development is oriented in a north-south direction through the South Site.  The 
increased asphalt surface and removal of existing tree canopy will increase the urban heat 
island effect through the site and abutting residential properties to the west.  The requirement 
for tree replacement and increased landscape area is essential to mitigate the impacts of the 
hard surface paving from a sustainability perspective.  As recommended by the above Zoning 
comments, reduction of the proposed area of hard surface is necessary to increase climate 
change resiliency and reduce storm water runoff. 

Urban Design: 
While consistency is prescribed by the O.P. vol 2, Section 2.7.5, the design of the proposed 
Building’s ‘A’ thru ‘D’, should ensure materials and details that allow for accessibility needs to 
help people with cognitive and visibility constraints identify different units readily.    
 
Parkland Dedication: 
All requirements will be determined at the time a Site Plan application is received.   

 
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.  
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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. 
 

 
Lock-Box Assembly Requirements 

The complete Canada Post Standards Manual for Builders & Developers can be downloaded at: 
https://www.canadapost.ca/cpo/mc/assets/pdf/business/standardsmanual_en.pdf 

Compartments Size 

- Horizontal lock-box models used in mailrooms must have the following minimums: 

o Residential compartments must be at least 12.5 x 13.5 cm 

o Commercial compartments at least 13.5 x 30.5 cm 

o Parcel compartments at least 30.5 x 30.5 cm 

- Vertical lock-box models must have min comp size of 25 x 12.5 cm. (Most models are 40 x 12.7 cm) 

 
Heights 

- All lock-box assemblies must be installed in a manner that will not require the delivery employee to 

reach higher than 170cm or lower than 45cm when delivering to the equipment. With respect to horizontal 
lock-boxes, the limits above will likely mean that maximum number of compartments that can be included 

in each column of residential compartments would be eight 
 

Rear-loading Lock-boxes 

- Projects with more than 100 units are required to be serviced via a rear-loading lock-box assembly. 

- There must be a width of at least 100cm of working space from the back of the boxes to the wall. 

- A ledge under the bottom row of boxes is also recommended in rear-loading designs. This ledge is to be 

directly under the bottom row of boxes (no space between ledge and bottom of boxes) and must stick out 
at least 20cm from the back of the boxes. 

- Mailroom door is required to provide a minimum 81cm opening 

- Lighting should be at least 100 lux (measured 75 cm from floor) 

 
Access 

- All buildings where the lock-boxes are required to be serviced from inside the building are required to 

install a Canada Post Crown lock in the building intercom. The intercom is pre-fabricated with an internal 
housing for the lock. The lock can be obtained from the local deliver supervisor. 

- If the building has more than 100 units, a rear-loading lock-box assembly will be installed. The door to 

the Canada Post delivery area must be fitted with a specific model of deadbolt. This is because Canada 
Post will supply a key cylinder made specifically for the Canada Post key that will fit inside the deadbolt 

purchased by the developer. 
 

Numbering 

- Compartments should be numbered vertically and left to right on the delivery side of the boxes 

 

Grade-level Components 

- If the development includes grade level retail or residential units, please take note that door-to-door 

delivery will not be provided to these units. Canada Post is happy to install a Community Mailbox to 
provide service to these units. Please coordinate a location with the Canada Post Delivery Planner for the 
area. If there is no room on the property for the Community Mailbox, service can be provided via another 
Community Mailbox in the area. Options to service the units from the tower (lobby) lock-boxes or via a 
front-loading lock box erected on the outside of the building can also be discussed with the Delivery 

Planner. 
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BUILDING DEPARTMENT – BARBARA RUSAN 
 
Comments from the City of Windsor, Building Department relating to the subject line 
matter are as follows: 
 
The Building Code Act, Section 8.(1) requires that a building permit be issued by the Chief 
Building Official for construction or demolition of a building. The building permit review process 
occurs after a development application receives approval and once a building permit application 
has been submitted to the Building Department and deemed a complete application.  

 
Due to the limited Ontario Building Code related information received, review of the proposed 
project for compliance to the Ontario Building Code has not yet been conducted.  
It is strongly recommended that the owner and/or applicant contact the Building Department to 
determine building permit needs for the proposed project prior to building permit submission. 
 
The City of Windsor Building Department can be reach by phoning 519-255-6267 or, through 
email at buildingdept@citywindsor.ca 
 
In addition to the above please note: a Record of Site Condition will be required if the 
proposed land use changes to a more sensitive land use (for example: changing from an 
existing industrial or commercial use to a residential use). 

 
TRANSIT WINDSOR – JASON SCOTT 
 
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 is directly adjacent to this property 
on McHugh at Questa Northeast Corner providing direct transit access. Transit service will be 
greatly improved in this are with City Council’s approval of Transit Windsor’ 2023 operating 
budget and service plan as 2 new local routes will be introduced to replace the Lauzon 10. Both 
of these routes will be along McHugh and Banwell and will both have 2 way conventional transit 
service versus the existing one way loop with the Lauzon 10. They are proposed to be 
implemented in early 2024. This is consistent with our City Council approved Transit Master 
Plan. Transit Windsor is pleased to see the majority of the buildings being located directly 
adjacent to the roadway. This helps with passenger accessibility and active transportation by 
reducing the walking distance from the buildings to the road. The inclusion of sidewalks from the 
buildings in the interior of the proposal is also welcome so people don’t have to walk through 
parking lots to get to the road.  
 

JOHN WALSH – VIA RAIL 
 
We are in receipt of your Liaison Submission dated 26 July 2023 for the above-captioned 
applications. 
 
Upon our review, VIA must advise you that we are not in favour of Residential Development in such 
close proximity to our freight and passenger train right-of-way due to the obvious incompatibility. 
 
Should the City still decide to progress the subject applications, the attached noise, vibration and 
safety mitigation measures must be addressed for any new development within 300m of VIA’s 
Chatham Subdivision. 
 
In addition to the aforementioned measures, it is also noted that the sight-triangle for the Banwell 
Road and VIA at-grade crossing could be compromised by the proposed development despite the 
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presence of automatic protection devices at the level crossing. Please consult with Transport Canada 
to ensure compliance with their regulations in this regard. 
 
Kindly keep us informed on the progress of this application. 

 
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.  

 
 
ENWIN 
 
HYDRO ENGINEERING: 
 
No Objection, provided adequate clearances are achieved and maintained.   
ENWIN has existing underground along the south side of McHugh with 27,600 volt primary 
hydro distribution. 
ENWIN has existing switching unit at the south west corner of McHugh with 27,600 volt primary 
hydro distribution. 
ENWIN has existing streetlight poles on the south side of McHugh with underground 120/240 
volt distribution. 
ENWIN has existing streetlight poles on the north side of McHugh with underground 120/240 
volt distribution. 
 
 
Prior to working in these areas, we would suggest notifying your contractor and referring to the 
Occupational Health and Safety Act and Regulations for Construction Projects to confirm 
clearance requirements during construction. 
Also, we suggest referring to the Ontario Building Code for permanent required clearances for 
New Building Construction. 
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WATER ENGINEERING: 
 
Water Engineering has no objections. 
 
 

 ALICIA GOOD – ERCA 

 The City of Windsor has received an Application for an Official Plan Amendment 175 and a 
Zoning By- Law Amendment 024-23 to support the construction of a Mixed-Use development 
with multiple High Profile buildings on the subject lands.  
 
The following is provided as a result of our review of Application for Official Plan Amendment 
OPA-175, and Zoning By-Law Amendment ZBA-024-23.  
 
NATURAL HAZARDS AND REGULATORY RESPONSIBILITIES UNDER THE 
CONSERVATION AUTHORITIES ACT, O. REG 686/21, PPS  
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The following comments reflect ERCA’s role in protecting people and property from the threats 
of natural hazards and regulating development hazards lands under 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 Parent Outlet 
Drain. The property owner will be required to obtain a Permit from the Essex Region 
Conservation Authority prior to any construction or site alteration or other activities affected by 
Section 28 of the Conservation Authorities Act.  
 
FINAL RECOMMENDATION  
 
Our office has no objection to the proposed OPA 175 and ZBA-024-023.  
We request continued circulation for this development as we may have further comment 
regarding the Stormwater Management Plan at the time of application for Site Plan Control. As 
noted above, the property owner will be required to obtain a Permit from the Essex Region 
Conservation Authority prior to any construction or site alteration or other activities affected by 
Section 28 of the Conservation Authorities Act.  
 
If you have any questions or require any additional information, please contact the undersigned. 

 

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.  

 

ZAID ZWAYYED - ZONING COORDINATOR 

Below is the zoning review for the proposed development: 
 
 

 Current Zoning Designation: MD1.4 Subject to a Site Specific provision S.20(1)112 

 Proposed Zoning Designation: Site-specific to permit multiple dwelling and Residential 
Care Facility, subject to the provisions of RD3.2 
 
 

 Existing Use [as per historical Building Permit(s) / Planning Act Application(s)]:  
o Vacant property 

 

 Proposed Use: 
o Four Multiple Dwelling Buildings with 408 dwelling units, two storey business office, 

residential care facility building, and a parking area. 
 

 Section 5 – General Provisions 
 

o Railway Right of Way Provisions (5.60): 
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o An Earth Berm having a minimum height of 2.50 m and slopes of 2.5 to 1 or greater 

to be provided along the property line abutting the railway right of way (5.60.1.1) 
 

o Minimum Separation of a residential building from the railway right of way (5.60.1.2): 
 30.0 m (Required) 
 31.0 m (Provided) 

 
o A security fence, 1.830 m high along the property line abutting the railway right of 

way, is required (5.60.5). 
 

 

 Zoning Provisions (12.2): 
 

o Minimum lot Frontage: 
 30.0 m (Required) 
 180.78 m (Provided) 

 
o Minimum Lot Area: 

 18,709.0 m2 (Required) 
 53,603.36 m2 (Provided) 

 
o Maximum Lot Coverage: 

 35.0% (Required) 
 12.90% (Provided) 

 
o Maximum Main Building Height: 

 35.0 m (Proposed) (Required) 
 The Applicant must confirm the proposed height (Provided) 

 
o Minimum Landscaped Open Space Yard: 

 24.50% (Proposed) (Required) 
 24.50% (Provided) 

 
o Maximum Dwelling Unit Density: 

 188 units per ha (Required) 
 108 Units per ha (Provided) 

 
 

 Section 24 - Parking, Loading and Stacking Provisions 
 

 
o Required Number of Parking Spaces: 

 Dwelling Units  (proposed rate 1.50 per unit): 530 spaces (Required)  
 Business Office: 41 (Required) 
 Residential Care Facility: The applicant must provide the number of beds to 

calculate 
 Total Provided Number of parking: 602 Spaces shown on the submission 

 
o Required Number of Visitor Parking Spaces: 

 79 spaces (Required) 
 Designated visitor spaces must be shown 
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o Required Number of Type A Accessible Parking Spaces: 
 Number of beds must be provided to confirm (Required) 
 10 spaces (Provided) 

 
o Required Number of Type B Accessible Parking Spaces: 

 Number of beds must be provided to confirm (Required) 
 16 spaces (Provided) 

 
 

o Access Aisles and curbcuts for accessible spaces: curbcuts or ramps must be 
shown on the submission. 

 
o Required Number of Bicycle Spaces: 

 Bicycle spaces are not shown on the submission 
 

 
o Required Loading Spaces:  

 5 spaces (Required) 
 5 spaces (Provided) 

 

 Section 25 – Parking Area Provisions 
 

 More information and dimensions are required to review for compliance with 
section 25. 

TRACY TANG - HERITAGE PLANNING  

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. 
  

Contacts:  
Windsor Planning & Building 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 

Ontario Ministry of Citizenship and Multiculturalism 
Archaeology Programs Unit, 1-416-212-8886, Archaeology@ontario.ca  

Windsor Police:  911 
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Ontario Ministry of Government & Consumer Services  
A/Registrar of Burial Sites, War Graves, Abandoned Cemeteries and Cemetery 
Closures, 1-416-212-7499, Crystal.Forrest@ontario.ca 

 

TRANSPORTATION PLANNING – CLARE AMICARELLI 

 The Official Plan classifies Banwell Road as a Class 2 Arterial with a required right-of-
way width of 30 metres, as per Schedule X. The existing right-of-way width is sufficient; 
therefore, a conveyance is not required. 

 

 The Official Plan classifies McHugh St as a Class 2 Arterial with a required right-of-way 
width of 36 metres, as per Schedule X. The existing right-of-way width is sufficient; 
therefore, a conveyance is not required. 

 

 A corner cut-off of 6.1 metres x 6.1 metres is required at the corner of Banwell Rd and 
McHugh St for a signalized intersection. 

 

 Per the Official Plan, a sidewalk is required on both sides of an Arterial Road. A sidewalk 
construction or contribution is required along the frontage of McHugh St, as per 
Engineering Right-of-Way’s comments. 

 

 All parking must comply with ZBL 8600, otherwise a parking study may be required.  
o Development requires 32 bicycle spaces as per ZBL 8600. Bicycle spaces must 

comply with ZBL for number and dimensions of spaces and must be clearly 
shown on revised site plan. 

o Total GFA is required in order to determine if loading spaces proposed are 
sufficient according to the ZBL. 

o Aisle width must be 6 metres in order to have adequate width for turning 
maneuvers 

 
 Transportation Planning has reviewed the Transportation Impact Study titled, “Banwell and 

McHugh Mixed Use Developments” conducted by Dillon Consulting Ltd. in March 2023. 
Transportation Planning has the following comments: 

o A revised TIS is required, as the TIS submitted does not include any 
developments along the east side of Banwell Rd. The revised TIS must account 
for any traffic that will be generated by the properties east of Banwell Rd, 
specifically at the southeast corner of Banwell Rd and Leathorne St by using 
estimated traffic volumes based on the existing and permitted zoning of those 
properties. 

 
 A reciprocal access agreement is required in order for the severed lot to have access to 

McHugh St. The reciprocal access must be maintained and it should be in line with 
Questa Dr for safety purposes. 
 

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

 

 All new accesses shall conform to the TAC Geometric Design Guide for Canadian 
Roads and the City of Windsor Standard Engineering Drawings AS-204. 
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o All proposed driveways must be 7-9 metres total at the property line (minimum 
3.5m/lane, maximum 4.5m/lane) 

o As noted above, the proposed access onto McHugh St should be in line with 
Questa Dr for safety purposes. 

 
 

ENGINEERING – ROB PERISINOTTI  
 
 
We have reviewed the subject Rezoning application and have the following comments: 
 
Sewers 
There is a 250mm PVC sanitary sewer located within the Banwell Road right-of-way and a 
300mm PVC sanitary sewer located in the McHugh Street right-of-way. 
There is a 975mm RCP Storm sewer located within the Banwell Road right-of-way and a 
375mm PVC storm sewer located within the McHugh Street right-of-way. 
There is a 2100mm RCP sanitary trunk sewer located at the south side of the property 
within an existing easement A complete Servicing study will be required for all proposed 
services inclusive of all proposed developments. 
 
Right-of-Way 
Banwell Road is classified as Class II Arterial Road according to the Official Plan 
requiring a right-of-way width of 30 meters; the current right-of-way is sufficient; 
therefore, a conveyance is not required at this time. 
McHugh St is classified as a Class II Arterial Road according to the Official Plan with a 
required right-of-way width of 36 metres, as per Schedule X. The existing right-of-way 
width is sufficient; therefore, a conveyance is not required. 
A corner cut off of 6.1 meters x 6.1 meters is required at the south west corner of Banwell Rd 
and McHugh St. 
 
The north side of the property is deficient in municipal sidewalk. Construction of 
concrete municipal sidewalk will be required to tie into the existing sidewalk at the west 
property line to the corner of McHugh St. and Banwell Rd. 
 
At the time of SPC application the following will be required: 
 
1. Stormwater Management Report 
2. Offsite works to alter Banwell Road if required by Transportation Planning. 
In summary we have no objection to the proposed development, subject to the following 
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. 
 
 
Corner Cut-Off – The owner(s) agrees, prior to the issuance of a construction permit, to 
gratuitously convey a 6.1m x 6.1m corner cut-off at the south west corner of Banwell Rd and 
McHugh St. 
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Sidewalks -The owner(s) agrees, to construct at their expense and according to City of Windsor 
Standard Specifications, a concrete sidewalk along the entire McHugh Street frontage of the 
subject lands. All work to be to the satisfaction of the City Engineer; 
 
If you have any further questions or concerns, please contact Amy Kurek, of this 
department at akurek@citywindsor.ca 
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BANWELL AND McHUGH -
NORTH 'A' SITE
(±1.43 ha / 3.54 ac)

PROPOSED MULTI-UNIT
RESIDENTIAL

30m BUFFER FROM
RAILWAY EXTENT OF BERM

PROPOSED BUSINESS
OFFICESEXISTING BERM

PROPOSED RESPITE
HOME

BANWELL AND McHUGH -
SOUTH SITE
(± 5.35 ha / 13.23 ac)

PROPOSED LANDSCAPED
OPEN SPACE

BANWELL AND McHUGH -
NORTH 'B' SITE
(±1.66 ha / 4.11 ac)

SOUTH SITE - RESIDENTIAL DEVELOPMENT DETAILS:
TOTAL PROPOSED UNITS: 408
BUILDING 'A': 10-STOREY, 120 UNITS
BUILDING 'B': 10-STOREY, 120 UNITS
BUILDING 'C': 6-STOREY, 72 UNITS
BUILDING 'D': 8-STOREY, 96 UNITS
PROPOSED PARKING SPACES: 531
PROPOSED PARKING RATE:       1.30
LANDSCAPED OPEN SPACE:
(incl. trails): 38.2%
LOT COVERAGE: 12.7%

SOUTH SITE - RESPITE HOME DEVELOPMENT DETAILS:
GFA: 499m2

REQUIRED PARKING SPACES: 12
PROVIDED PARKING SPACES: 12

SOUTH SITE - BUSINESS OFFICE DEVELOPMENT DETAILS:
GFA: 1860m2

REQUIRED PARKING SPACES: 56
PROVIDED PARKING SPACES: 60

NORTH 'B' SITE - RESIDENTIAL DEVELOPMENT DETAILS:
TOTAL PROPOSED UNITS: 180
BUILDING 'E': 6-STOREY, 24 UNITS
BUILDING 'F': 6-STOREY, 78 UNITS
BUILDING 'G': 6-STOREY, 78 UNITS
PROPOSED PARKING SPACES: 270
PROPOSED PARKING RATE:       1.50
LANDSCAPED OPEN SPACE:
(incl. trails): 36.4%
LOT COVERAGE: 23.2%

NORTH 'A' SITE - RESIDENTIAL DEVELOPMENT DETAILS:
TOTAL PROPOSED UNITS: 156
BUILDING 'H': 6-STOREY, 78 UNITS
BUILDING 'I': 6-STOREY, 78 UNITS
PROPOSED PARKING SPACES: 227
PROPOSED PARKING RATE:       1.45
LANDSCAPED OPEN SPACE:
(incl. trails): 24.5%
LOT COVERAGE: 9.02%

SOUTH SITE-  PHASE 2

SOUTH SITE - PHASE 1
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1.0 The Public Information Centre
The Public Information Centre (PIC) was held on April 19, 2023 on behalf of our client 1027458 Ontario
Inc., by Dillon Consulting Limited in support of proposed mixed use developments located within the
South Neighbourhood of the East Riverside Planning Area in the City of Windsor Ontario. The proposed
mixed use developments include nine (9) multiple dwelling buildings with a total of 744 units, an office
building, and a residential care facility (refer to Appendix A – Figure 1.0 – Location Map).

The proposed mixed use development is broken into three sites (refer to Appendix B – Figure 4.0 – 
Conceptual Development Plan) which includes the following:

· North ‘A’ Site 

o Two (2), six (6)-storey mulƟple dwelling buildings;
o 156 units proposed; and,
o 227 parking spaces provided.

· North ‘B’ Site 

o Three (3), six (6)-storey mulƟple dwelling buildings;
o 180 units proposed; and, 
o 270 parking spaces provided.

· South Site

o One (1), six (6)- storey mulƟple dwelling building;
o One (1), eight (8)-storey mulƟple dwelling building;
o Two (2), ten-storey mulƟple dwellings;
o 408 units proposed;
o 531 residenƟal parking spaces provided;
o One (1), two (2)-storey Office Building;
o 60 office parking spaces provided;
o One (1) ResidenƟal Care Facility; and, 
o 12 ResidenƟal Care Facility parking spaces provided. 

The proposed mixed use developments require the following development applicaƟons:

· Official Plan Amendment to the City of Windsor’s Official Plan;
· Official Plan Amendment to the East Riverside Planning Area Secondary Plan; and,
· Zoning By-law Amendment to the City of Windsor Zoning By-law 8600.
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The purpose of the Public InformaƟon Centre was to provide addiƟonal informaƟon to residents on the 
proposed developments, provide informaƟon about the planning process, and discuss/collect comments 
and quesƟons relaƟng to the proposed development.

A copy of the Notice of PIC is provided in Appendix C.

1.1 Format
The Public Information Centre (PIC) was held in-person at the Windsor Family Credit Union (WFCU Centre)
in the City of Windsor on April 19th, 2023 from 6:00pm – 8:00pm. The Public Information Centre was
conducted in a drop-in format, with presentation boards displaying the following information (refer to
Appendix D):

· Introduction Board;
· Welcome Board;
· Figure 1.0 – Location Map;
· Figure 2.0 – City of Windsor: Official Plan Designations;
· Figure 3.1 – City of Windsor: Zoning By-law 8600; North Site ‘A’ & ‘B’
· Figure 3.1 – City of Windsor: Zoning By-law 8600; South Site
· Figure 4.0 – Conceptual Development Plan - Master Plan;
· Figure 5.0 – Conceptual Development Plan – North Site ‘A’ & ‘B’;
· Figure 6.0 – Conceptual Development Plan – South Site
· Figure 7.0 – City of Windsor: East Riverside Major Roads;
· Figure 8.1 – Shadow Impact Study – March 21, 7:00 AM-10:00 AM;
· Figure 8.2 – Shadow Impact Study – March 21, 3:00 PM-5:00 PM;
· Figure 9.1 – Shadow Impact Study – June 21, 6:00 AM-10:00 AM;
· Figure 9.2 – Shadow Impact Study – June 21, 12:00 PM-6:00 PM;
· Figure 10.1 – Shadow Impact Study – September 21, 7:00 AM-10:00 AM;
· Figure 10.2 – Shadow Impact Study – September 21, 12:00 PM-5:00 PM;
· Figure 11.1 – Shadow Impact Study – December 21, 8:30 AM-11:00 AM;
· Figure 12.2 – Shadow Impact Study – December 21, 2:00 PM-3:30 PM;

Resident feedback was obtained in the following ways:

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

· Individual discussions – conducted throughout the evening between residents and the
representatives from Dillon Consulting Limited;

· Comment forms – collected in-person at the Public Information Centre, with the option for
comments to be mailed or emailed to Dillon Consulting Limited at a later date and accepted up
until 11:59pm on May 3, 2023; and
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· A project specific email address was provided.

1.2 Attendance

There were approximately 150 residents in attendance for the PIC on April 19th, 2023. While a total of
approximate 150 residents was observed by Dillon Consulting Limited, it is noted that only one (1)
member per household was asked to provide information for sign-in. As such, the total number of
residents reflected on the record of attendance is seventy-five (75).

The following table provides locational information of the attendees at the Public Information Centre,
based on proximity to the proposed developments.

Attendance Within 120 Meters
Within 121 Meters

– 500 Meters
Beyond 500 metres

Number of Attendees 35 33 7

Percentage of Attendees 47% 44% 9%

A copy of the comments received has been included in Appendix E. A copy of the redacted record of
attendance along with the location map identifying where residents were visiting from has been included
in this summary as Appendix F.
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2.0 Comments Received
A total of seventy-nine (79) comment forms were collected by receipt through in-person drop-box, 
approximately twenty-two (22) emails, and approximately ten (10) of phone calls were received. Tenants 
and land owners who responded provided valuable feedback to project staff. 

Questions and concerns received during the meeting, through email, and through phone calls have been
noted. Responses to the comments received are provided in this engagement summary.

The following table provides an overview of the comments received based on location:

Type of Comment Within 120 Meters Within 121 Meters – 500 Meters No Address Provided

Comment Form 6 3 70

Email 6 3 2

Phone Call 9 1 0

TOTALS 21 7 72

The following table provides an approximate overview of the content of the comments received, broken
down by category:

Category Response Rates

Transportation & Traffic 30 %

Stormwater & Flooding 26 %

Lighting 14 %

Safety & Privacy 13 %

Concept Plan Design 6 %

Land Use Concerns 6 %

Wildlife & Vegetation 3 %

Noise 1 %

Air Quality 1 %

As indicated by the above table, comments received were about transportation / traffic and stormwater
and flooding, followed by comments about lighting as well as safety and privacy.
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The table below outlines the frequent topics observed through the comments received and the
development team’s response to each.  Land Use planning matters have been considered below.  Other
comments not related to land use planning principles have been noted.

COMMENTS RECEIVED RESPONSES

Wildlife and Vegetation:
1. What about the animals that are

back there?
2. Concern that the natural habits

of rabbits, deer, turkey, falcons
and pheasants will be destroyed
and that they will go away;

3. The kids will not be able to enjoy
nature;

4. Green space will be permanently
removed; and,

5. Where is the environmental
study on increased housing?

Wildlife and Vegetation:
· A Tree Inventory and Preservation Study (TIPS), reviewing the

natural site features present on the subject sites, has been
completed as part of the background studies required for the
development. A preliminary screening for Species at Risk (SAR)
was also carried out as part of the process.

· To the north of the proposed developments is the Elizabeth
Kishkon Park and east of Banwell Road, along Blue Heron Drive,
is the East Riverside Park. These parks are part of the Greenway
System for future residents (OP 4.2.1.2; OP, Vol. II, Schedule ER-
3), providing a network of pedestrian and cycling routes. The
area is well supported by existing open space areas and
greenway infrastructure.

Safety and Privacy:
6. Request for a Vinyl Fence to be

proposed to stop the light and
people from cutting through;

7. Wood fence will break down in a
few years;

8. A 10ft vinyl fence is requested to
be proposed instead of wood
along the properties east of
Questa Drive;

9. Concerns about neighborhood
security;

10. Concerns six (6)-storey building
would infringe on privacy;

11. A lot of natural trees will be
destroyed and will no more
provide privacy and enjoyment;
and,

12. More people will mean more
criminals in the area and
increased crimes.

Safety and Privacy:
· At present, a 1.8 m (5.9 ft) high, board-on-board fence is the

industry standard to provide privacy for existing residential
dwellings that are adjacent to the west lot line of the proposed
developments.

· The proposed fence is in keeping with the municipal
requirements.

· The proposed fence would limit the light (i.e. from cars entering
or existing the proposed parking spaces) on the properties
adjacent to the west lot line of the proposed developments.

· Full cut-off lighting is a requirement of Site Plan Control to limit
site trespass onto adjacent property.

· Appropriate setbacks and landscaping will be provided to create
barriers.

Concept Plan Design:
13. Resident concerns over limited

proximity of the buildings that
may affect ‘Site Lines’;

14. A wider buffer is needed
between the homes and the
proposed building;

Concept Plan Design:
· Through additional required Approvals processes (i.e. Site Plan

Control), options will be considered for optimizing building
placement, ensuring an appropriate balance between the
proposed density and the existing community.

· Vehicular site lines at intersections will be reviewed to ensure safe
access to the road network.
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15. Want the building further away
from the backyards;

16. Concern over limited sunlight
into backyards in the summer
months;

17. Shadows from high-rise
buildings are a major concern;

18. The lack of sunlight due to the
tall buildings in our back yard
will impact the heating and
cooling bills;

19. Concerns over garbage and rat
infestation backing into our
backyard; and,

20. What is the purpose of a 10’
clearance from our lot line to
the fence (referring to North ‘A’
Site)?

· The proposed locations of the buildings adhere to the minimum
setback requirements of the City of Windsor and provide
adequate separation between the properties.

· The proposed conceptual development has been designed to
reduce shadow impacts on the existing neighbourhood. A Shadow
Impact Study has been completed as part of the background
studies required for the development.

· Site Plan Control approval will address the location of garbage
storage and disposal.

· A fence is proposed to be located along the property line between
the proposed development and existing residential dwellings.

Land Use Concerns:
21. How is it possible to build these

buildings now because for 20
years one couldn’t?

22. When we move into this
neighborhood, we were told
only a commercial plaza is
allowed to be built here. How is
this changing now?

23. North Site ‘A’ should be a park
site, or building of a new
retirement home as there is an
aging population in the area;

24. Concerns over the density
proposed;

25. Prefer single detached houses or
townhouses;

26. Prefer a 3 storey building that
would help keep property value;

27. Prefer 1-storey commercial or
park property.

28. There are a lot of empty land
around Windsor, why not move
there?

29. This project is zoned for
commercial not residential. How
is it possible?

30. The development seems an
oversaturation of the area; and.

31. The character of the
neighborhood will be changed
because of the high density.

Land Use Concerns:
· The proposed development is consistent with the Provincial

Policy Statement 2020 (PPS) policies, providing for an
appropriate range and mix of housing types and densities in
order to meet projected needs of current and future resident
(PPS 1.4.1). As well, the proposed development demonstrates a
land use pattern which efficiently uses land and resources, and
supports active transportation (PPS 1.8.1).

· The proposed development promotes a land use pattern with
increased density, introducing a range and mix of residential and
commercial uses to the area and encouraging transit-supportive
development that minimizes land consumption and servicing
costs, as intended by the PPS (1.1.1 (b, e)).

· Both Banwell Road and McHugh Street are classified as a Class II
Arterial Roads in the City of Windsor Official Plan (OP) (OP), Vol.
II, 2.7.9.12 (e)), where medium and high-density residential
developments, as well as mixed use developments are
encouraged to be located by the City of Windsor OP (OP, 6.9.2.3
and 7.2.6.18 (c)).The proposed developments are located along
Banwell Road which is considered a City Corridor, as per
Schedule J - Urban Structure Plan in the City of Windsor Official
Plan. Higher density land uses, such as the proposed
development, are encouraged along City Corridors (OP, 3.3.2.1).

· In July 2022, the City of Windsor adopted Official Plan
Amendment No. 159 to provide direction and implement
policies regarding intensification within the City. Through this
Amendment, changes to land uses and land use policies came
into effect that designates the Banwell Road and McHugh Street
intersection as a Mixed Use Node.

· A site-specific Official Plan Amendment to the City of Windsor
Official Plan is proposed for the Mixed Use Node land use
designation to add High Profile residential dwelling units as a
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permitted use. In addition, a site-specific Official Plan
Amendment to the East Riverside Planning Area Secondary Plan
will also be required to change the Subject Area to the Banwell
Road Mixed Use Corridor land use designation with the added
permitted use of Community Institutions.

· A Zoning By-law Amendment is proposed to rezone the Subject
Area from General Commercial (East Riverside) (CD2.7) with
S.20(1)218, General Commercial (East Riverside) (CD2.7), and
Manufacturing District 1.4 (MD1.4) with S.20(1)112 to a site
specific General Commercial (East Riverside) (CD2.7) with the
Addition of “Multiple Dwelling” and “Residential Care Facility” as
permitted uses, following site-specific Residential District 3.2
(RD3.2) zone standards, with an increased Main Building Height
of 35.0m meters and Landscaped Open Space Yard of 24.5%.

· This application(s) are specific to these properties, other vacant
lands in the immediate area are not part of the analysis.

· Site Plan Control approval, which will occur after these
approvals, will confirm design elements, landscaping, and
architectural features that harmonize with the neighborhood
character will be considered.

Transportation & Traffic:
32. Concerns about traffic problems

already existing in the area and
adding many more cars;

33. Concerns that there won’t be
enough parking for 2 cars per
unit so people will park on the
streets and no room left for
resident visitors;

34. Concerns over driver and
pedestrian’s safety;

35. Where will people park? Questa
drive and Chateau drive is
already full of street parking due
to newly built residential
buildings and raise concerns
over street parking;

36. Exists onto Banwell is very
dangerous now with limited site
lines due to fencing and bushes.

37. How will traffic safety be
maintained as the
neighborhoods have a lot of kids
playing on the streets?

38. What will be the school bus
routes?

39. Will there be electric vehicle
charging stations?

Transportation & Traffic:
· The City is responsible for traffic calming measures. Residents 

concerned about dangerous driving condiƟons or pedestrian 
safety should submit a formal submission to the City through 
311.

· At present, the City of Windsor's minimum zoning requirement 
for parking spaces for a MulƟple Dwelling (i.e. mulƟ-unit 
residenƟal building) is 1.25 parking spaces per dwelling unit. A 
parking rate is provided for each site that is above the required 
minimum. The proposed parking rates are 1.45 parking spaces 
per dwelling unit (North 'A' Site), 1.50 parking spaces per 
dwelling unit (North 'B' Site), and 1.30 parking spaces per 
dwelling unit (South Site). A total of 1,028 parking spaces are 
proposed to support the 744 residenƟal units, with an addiƟonal 
72 parking spaces provided to support the business office and 
respite home.

· A Traffic Impact Study (TIS) was completed to determine the 
transportaƟon related impacts of the proposed development, 
including the determinaƟon for potenƟal modificaƟons to 
infrastructure to accommodate traffic generated by the 
proposed development. 

· ConstrucƟon Routes are prescribed by the City to ensure there is 
no undue negaƟve impacts on the surrounding residenƟal areas.

· School bus routes are determined by the local School Boards. 
· Through addiƟonal required Approvals processes (i.e. Site Plan 

Control), the inclusion of electric vehicle charging staƟons to 
accommodate future residents with electric vehicles will be 
considered.
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40. How are trucks allowed on these
roads? Delivery vehicles are
parking in front of our houses
which is unacceptable.

41. Where is the pedestrian
crosswalk at Firgrove and
Banwell?

42. Residents strongly suggest a
new traffic light at Banwell &
Firgrove be installed for
pedestrian safety;

43. Need stop lights to get our onto
Banwell from Leathorne &
Firgrove; and,

44. Residents suggest a parking
permit be required for people to
park in front of our houses; and,

45. What will happen with the
construction traffic?

· A request for a neighbourhood parking permit system should be 
submiƩed to 311.

· Specific design details such as: loading spaces, drive aisles, 
adequate turning radii for fire trucks, delivery and other vehicles 
are considered during Site Plan Control.

· Specific parking quesƟons / issues about exisƟng residenƟal 
dwellings / buildings in the area should be forwarded to 311.

Lighting:
46. Concern that lights will be in the

backyard and bedrooms of
residents.

Lighting:
· Site Plan Control approval requires “full cut-off lighting” ensuring

lighting stays within the subject property.

Stormwater / Flooding:
47. General concerns about

Flooding in the residential
homes.

48. Can the infrastructure in the
area accommodate all these
new residents?

49. Can the sewer system
accommodate these new
residents? There are a lot of
sewer back-up and flooding,
which will in turn increase
insurance due to excess claims.
The increased residents will
increase sewer output;

50. The retention pond at Blue
Heron has actually overflowed in
2016, along with numerous
houses on Kirkland. So, the
existing retention pond will
definitely not be enough for the
proposed development and
additional residents. Explain;

51. The Site has water pooling and
flooding happens every storm.

Stormwater / Flooding:
· A Stormwater Management Report was completed to ensure

that the development can be accommodated within the existing
system.

· A Functional Servicing Report was completed, evaluating the
capacity of existing infrastructure to support the proposed
development.

· Parking lots act as retention areas for stormwater. This is a
requirement in all multi-residential and commercial
developments in Windsor.
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A copy of the provided comments has been included in Appendix E.

How is that being addressed?;
and,

52. We would like the berm to stay
as it helps with flooding.

Noise:
53. The noise in the area will

increase due to added cars and
people.

Noise:
· A Noise and Vibration Assessment was completed regarding the

impact of the rail line on the proposed land uses.
· Noise assessments related to existing residential and proposed

residential uses and increase in road noise are not completed.

Air Quality:
54. Air quality will go down with all

the new cars and added traffic.

Air Quality:
· Air quality related to the increase in vehicular traffic is not 

studied.

Other:
55. General concern that the value

of properties will decrease;
56. The property value of the

condos will be higher than the
residential houses.

57. Who will maintain the
properties and the surrounding
areas?

58. Are there adequate schools
associated with the new
developments? Are the City and
schools engaged?

59. Property taxes will go up;
60. Will these be condos or

apartment for rent?; and,
61. What income group is coming

here?

Other:
· All concerns related the proposed development have been 

noted. The purpose of the Public InformaƟon Centre was to 
obtain feedback to determine the best possible use for the site. 
As the development proceeds, consideraƟon will be taken 
regarding comments and concerns provided by residents. 

· There are a number of concerns raised that are not land use 
quesƟons:

o Tenure (ownership vs rental);
o Taxes / mill rate;
o Income level of the exisƟng or future residents; and
o Property values

are not salient in the discussion around land use.

Project Information Concerns:
62. The PIC was unsuccessful and a

group discussion is demanded.
63. Preference for more than only

the people within 120 m to be
notified for future meetings.

Project Information Concerns:
· Future public meetings and information about this proposed

development will be communicated in the future.
· In our experience, an Open House Drop-In format is appropriate

for this type of approval.
· The 120m area for notification of the meeting is a requirement

of the Planning Act.
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3.0 Next Steps
As the project progresses there will be addiƟonal opportuniƟes for the surrounding land owners to 
provide comments and concerns, which is a statutory requirement under the Planning Act. These 
meeƟngs will offer the public, local residents and interested stakeholders the opportunity to review the 
project and conƟnue to offer feedback.
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A Figure 1.0 – Location Map
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BANWELL AND McHUGH -
NORTH 'A' SITE
(±1.43 ha / 3.54 ac)

PROPOSED MULTI-UNIT
RESIDENTIAL

30m BUFFER FROM
RAILWAY EXTENT OF BERM

PROPOSED BUSINESS
OFFICESEXISTING BERM

PROPOSED RESPITE
HOME

BANWELL AND McHUGH -
SOUTH SITE
(± 5.35 ha / 13.23 ac)

PROPOSED LANDSCAPED
OPEN SPACE

BANWELL AND McHUGH -
NORTH 'B' SITE
(±1.66 ha / 4.11 ac)

SOUTH SITE - RESIDENTIAL DEVELOPMENT DETAILS:
TOTAL PROPOSED UNITS: 408
BUILDING 'A': 10-STOREY, 120 UNITS
BUILDING 'B': 10-STOREY, 120 UNITS
BUILDING 'C': 6-STOREY, 72 UNITS
BUILDING 'D': 8-STOREY, 96 UNITS
PROPOSED PARKING SPACES: 531
PROPOSED PARKING RATE:       1.30
LANDSCAPED OPEN SPACE:
(incl. trails): 38.2%
LOT COVERAGE: 12.7%

SOUTH SITE - RESPITE HOME DEVELOPMENT DETAILS:
GFA: 499m2

REQUIRED PARKING SPACES: 12
PROVIDED PARKING SPACES: 12

SOUTH SITE - BUSINESS OFFICE DEVELOPMENT DETAILS:
GFA: 1860m2

REQUIRED PARKING SPACES: 56
PROVIDED PARKING SPACES: 60

NORTH 'B' SITE - RESIDENTIAL DEVELOPMENT DETAILS:
TOTAL PROPOSED UNITS: 180
BUILDING 'E': 6-STOREY, 24 UNITS
BUILDING 'F': 6-STOREY, 78 UNITS
BUILDING 'G': 6-STOREY, 78 UNITS
PROPOSED PARKING SPACES: 270
PROPOSED PARKING RATE:       1.50
LANDSCAPED OPEN SPACE:
(incl. trails): 36.4%
LOT COVERAGE: 23.2%

NORTH 'A' SITE - RESIDENTIAL DEVELOPMENT DETAILS:
TOTAL PROPOSED UNITS: 156
BUILDING 'H': 6-STOREY, 78 UNITS
BUILDING 'I': 6-STOREY, 78 UNITS
PROPOSED PARKING SPACES: 227
PROPOSED PARKING RATE:       1.45
LANDSCAPED OPEN SPACE:
(incl. trails): 24.5%
LOT COVERAGE: 9.02%

SOUTH SITE-  PHASE 2

SOUTH SITE - PHASE 1

PUBLIC INFORMATION CENTRE
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Proposed Mixed Use Development
Banwell Road and McHugh Street

On behalf of our client, 1027458 Ontario Inc., Dillon Consulting Limited
is hosting a Public Information Centre to introduce three (3) proposed
mixed use developments located in the South Neighbourhood area of
the East Riverside Planning Area in the City of Windsor. During this
session, guests will be able to:

· Meet the project team;
· Become informed about the planning process; and
· Discuss comments and questions relating to the proposed

developments.

This meeting is the next step in the planning process to permit
development of these lands for the proposed:

· North ‘A’ Site – Two (2), six (6)-storey multiple dwelling
buildings with 156 dwelling units and 227 parking spaces total;

· North ‘B’ Site – Three (3), six (6)-storey multiple dwelling
buildings with 180 dwelling units and 270 parking spaces total;

· South Site – One (1), six (6)-storey multiple dwelling, one (1),
eight (8)-storey multiple dwelling, and two (2), 10-storey
multiple dwellings with 408 units and 531 parking spaces total,
one (1) two (2)-storey Office Building with associated parking;
and one (1) Residential Care Facility with associated parking.

This meeting is being held in advance of a statutory public meeting
required under the Planning Act to obtain approvals. The City of
Windsor will be inviting all residents and landowners within 120 metres
of the property limits to additional meetings in the near future.

The Public Information Centre will be a drop-in format with project
materials available for viewing and representatives available to chat.

We are looking for your input and comment. Written comments, via
mail or email, will be accepted until May 3, 2023.

Application to City of Windsor

Public
Information Centre

Public Information Centre

Summary of Resident
Comments

Application Review by
City of Windsor

Development & Heritage
Standing Committee

Council Meeting

Public Information Centre
Date:

Wednesday, April 19, 2023
Time:

6:00 pm to 8:00 pm
Location:

WFCU Centre – Reception Hall
8787 McHugh Street, N8S 0A1

Contact:
Theresa O’Neill, Planner
Dillon Consulting Limited

3200 Deziel Drive, Suite 608, Windsor, N8W 5K8
T – 519.438.1288 ext.1286

southneighbourhood@dillon.ca

WE
ARE

HERE
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(±1.43 ha / 3.54 ac)
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BANWELL AND McHUGH -
NORTH 'B' SITE
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SOUTH SITE - RESIDENTIAL DEVELOPMENT DETAILS:
TOTAL PROPOSED UNITS: 408
BUILDING 'A': 10-STOREY, 120 UNITS
BUILDING 'B': 10-STOREY, 120 UNITS
BUILDING 'C': 6-STOREY, 72 UNITS
BUILDING 'D': 8-STOREY, 96 UNITS
PROPOSED PARKING SPACES: 531
PROPOSED PARKING RATE:       1.30
LANDSCAPED OPEN SPACE:
(incl. trails): 38.2%
LOT COVERAGE: 12.7%

SOUTH SITE - RESPITE HOME DEVELOPMENT DETAILS:
GFA: 499m2

REQUIRED PARKING SPACES: 12
PROVIDED PARKING SPACES: 12

SOUTH SITE - BUSINESS OFFICE DEVELOPMENT DETAILS:
GFA: 1860m2

REQUIRED PARKING SPACES: 56
PROVIDED PARKING SPACES: 60

NORTH 'B' SITE - RESIDENTIAL DEVELOPMENT DETAILS:
TOTAL PROPOSED UNITS: 180
BUILDING 'E': 6-STOREY, 24 UNITS
BUILDING 'F': 6-STOREY, 78 UNITS
BUILDING 'G': 6-STOREY, 78 UNITS
PROPOSED PARKING SPACES: 270
PROPOSED PARKING RATE:       1.50
LANDSCAPED OPEN SPACE:
(incl. trails): 36.4%
LOT COVERAGE: 23.2%

NORTH 'A' SITE - RESIDENTIAL DEVELOPMENT DETAILS:
TOTAL PROPOSED UNITS: 156
BUILDING 'H': 6-STOREY, 78 UNITS
BUILDING 'I': 6-STOREY, 78 UNITS
PROPOSED PARKING SPACES: 227
PROPOSED PARKING RATE:       1.45
LANDSCAPED OPEN SPACE:
(incl. trails): 24.5%
LOT COVERAGE: 9.02%

SOUTH SITE-  PHASE 2

SOUTH SITE - PHASE 1
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To Submit Comments: southneighbourhood@dillon.ca

PUBLIC
INFORMATION
CENTRE
E A S T  R I V E R S I D E
S O U T H  N E I G H B O U R H O O D
M I X E D  U S E  D E V E L O P M E N T S

P r o v i d e  i n f o r m a t i o n  o n  t h e  p l a n n i n g  p r o c e s s  a n d
d e v e l o p m e n t  a p p r o v a l s  p r o c e s s ;
 P r o v i d e  i n f o r m a t i o n  o n  t h e  p r o p o s e d  m i x e d - u s e
d e v e l o p m e n t s ;
 P r o v i d e  d e t a i l s  o n  a n t i c i p a t e d  t i m e l i n e s ;
 C o l l e c t  c o m m e n t s  a n d  f e e d b a c k  f r o m  a t t e n d e e s  t o
h e l p  g u i d e  t h e  p r o p o s e d  d e v e l o p m e n t s  a s  t h e y  c o n t i n u e
t h r o u g h  t h e  d e v e l o p m e n t  p r o c e s s .

T h e  g o a l s  o f  t h e  P u b l i c  I n f o r m a t i o n  C e n t r e  a r e  a s
f o l l o w s :

1 .

2 .

3 .
4 .

The Public Information Centre is being hosted
to introduce and provide information on

three (3) proposed mixed-use developments. 
 

The Public Information Centre is being hosted
in a “drop-in” format with representatives
available to take comments and answer

questions.

C o m m e n t  f o r m s  a r e  a v a i l a b l e  f o r  a t t e n d e e s  t o
c o m p l e t e ;
C o m m e n t s  m a y  a l s o  b e  e m a i l e d  t o
s o u t h n e i g h b o u r h o o d @ d i l l o n . c a ;  
A l l  c o m m e n t s  w i l l  b e  c o m p i l e d  a t  t h e  e n d  o f  t h e
m e e t i n g  a n d  w i l l  b e  i n c l u d e d  i n  a  r e p o r t
s u m m a r i z i n g  t h e  m e e t i n g ;
A l l  c o m m e n t s  w i l l  b e  a c c e p t e d  u n t i l  M a y  3 ,  2 0 2 3 .

C o l l e c t i n g  F e e b a c k :

1 .

2 .

3 .

4 .
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Welcome!
Thank you for joining us.

April 19, 2023
6:00pm - 8:00pm

WFCU Reception Hall

Public Information Centre 
for Proposed Mixed-Use 
Developments
East Riverside - South Neighbourhood 
Mixed-Use Development
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SOUTH SITE

NORTH
'A'
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NORTH
'B'

SITE

MAP/DRAWING INFORMATION
THIS DRAWING IS FOR INFORMATION PURPOSES ONLY. ALL
DIMENSIONS AND BOUNDARY INFORMATION SHOULD BE
VERIFIED BY AN O.L.S PRIOR TO CONSTRUCTION.
CREATED BY: RR
CHECKED BY: TJO
DESIGNED BY: RR

File Location:
c:\users\31rr\desktop\1. dillon projects\22-5144 pic figures\addresses\22-5144 &
22-5266 - banwell sites - addresses.dwg
 April, 12, 2023 10:00 AM

PROJECT:

STATUS: DRAFT

DATE: 12/04/2023

SCALE: N.T.S.

N

S

EW

LOCATION MAP
FIGURE 1.0

1027458 ONTARIO INC.
BANWELL AND McHUGH -
MIXED USE DEVELOPMENTS
PUBLI& IN)O5MATION &ENT5E

SOURCE: MAPPMYCITY WINDSOR AERIAL (2021)

BANWELL AND McHUGH -
NORTH 'B' SITE
(±1.66ha / 4.11ac)

BANWELL AND McHUGH -
NORTH 'A' SITE
(±1.43ha / 3.54ac)

BANWELL AND McHUGH -
SOUTH SITE
(± 5.35ha / 13.23ac)
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File Location:
c:\pw working directory\projects 2022\dillon_31rr\dms81077\22-5144 & 22-5266 -
banwell sites - pjr figures.dwg
 April, 14, 2023 11:32 AM

EXISTING CITY OF WINDSOR OFFICIAL
PLAN DESIGNATION
FIGURE 2.0

MAP/DRAWING INFORMATION
THIS DRAWING IS FOR INFORMATION PURPOSE ONLY. ALL
DIMENSIONS AND BOUNDARY INFORMATION SHOULD BE
VERIFIED BY AN O.L.S PRIOR TO CONSTRUCTION.
CREATED BY: RR
CHECKED BY: TJO
DESIGNED BY: RR

PROJECT: 22-5144 & 22-5266

STATUS: DRAFT

DATE: 04/14/2023

SCALE: N.T.S.

SOURCE: THE CITY OF WINDSOR OFFICIAL PLAN
- SCHEDULE D: LAND USE

PUBLIC INFORMATION CENTRE

N

S

EW

1027458 ONTARIO LIMITED
BANWELL AND McHUGH -
MIXED USE DEVELOPMENTS

BANWELL AND McHUGH -
NORTH 'B' SITE
(±1.66ha / 4.11ac)

BANWELL AND McHUGH -
NORTH 'A' SITE
(±1.43ha / 3.54ac)

BANWELL AND McHUGH -
SOUTH SITE
(± 5.35ha / 13.23ac)

SUBJECT SITE(S)
NORTH 'A'
SITE

NORTH 'B'
SITE

SOUTH
SITE

MIXED USE

NATURAL HERITAGE

RESIDENTIAL WATERFRONT
RESIDENTIAL

WATERFRONT
RECREATION

INDUSTRIALWATERFRONT
PORT

COMMERCIAL
CORRIDOR

COMMERCIAL
CENTRE

OPEN SPACE

BUSINESS PARK

MAJOR
INSTITUTIONAL
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File Location:
c:\pw working directory\projects 2022\dillon_31rr\dms88270\22-5144 & 22-5266 -
banwell sites - pic figures.dwg
 April, 17, 2023 2:00 PM

EXISTING CITY OF WINDSOR ZONING
BY-LAW 8600
FIGURE 3.1

MAP/DRAWING INFORMATION
THIS DRAWING IS FOR INFORMATION PURPOSE ONLY. ALL
DIMENSIONS AND BOUNDARY INFORMATION SHOULD BE
VERIFIED BY AN O.L.S PRIOR TO CONSTRUCTION.
CREATED BY: RR
CHECKED BY: TJO
DESIGNED BY: RR

PROJECT: 22-5144 & 22-5266

STATUS: DRAFT

DATE: 17/04/2023

SCALE: N.T.S.

N

S

EW

SOURCE: THE CITY OF WINDSOR
- ZONING BY-LAW 8600 MAP

NORTH 'A' SITE
ZONE: GENERAL COMMERCIAL

(CD2.7); (S.20(1)218)

RD - Residential Districts ID - Institutional Districts GD - Green Districts

CD - Commercial Districts MD - Manufacturing Districts

SPECIFIC ZONING
EXEMPTIONS

SPECIFIC ZONING
REGULATION

ZONE BOUNDARY

PUBLIC INFORMATION CENTRE

1027458 ONTARIO LIMITED
BANWELL AND McHUGH -
MIXED USE DEVELOPMENTS

BANWELL AND McHUGH -
NORTH 'B' SITE
(±1.66ha / 4.11ac)

BANWELL AND McHUGH -
NORTH 'A' SITE
(±1.43ha / 3.54ac)

BANWELL AND McHUGH -
SOUTH SITE
(± 5.35ha / 13.23ac)

SOUTH SITE

NORTH 'B' SITE
ZONE: GENERAL COMMERCIAL

(CD2.7)
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File Location:
c:\pw working directory\projects 2022\dillon_31rr\dms88270\22-5144 & 22-5266 -
banwell sites - pic figures.dwg
 April, 17, 2023 2:00 PM

EXISTING CITY OF WINDSOR ZONING
BY-LAW 8600
FIGURE 3.2

MAP/DRAWING INFORMATION
THIS DRAWING IS FOR INFORMATION PURPOSE ONLY. ALL
DIMENSIONS AND BOUNDARY INFORMATION SHOULD BE
VERIFIED BY AN O.L.S PRIOR TO CONSTRUCTION.
CREATED BY: RR
CHECKED BY: TJO
DESIGNED BY: RR

PROJECT: 22-5144 & 22-5266

STATUS: DRAFT

DATE: 17/04/2023

SCALE: N.T.S.

N

S

EW

SOURCE: THE CITY OF WINDSOR
- ZONING BY-LAW 8600 MAP

RD - Residential Districts ID - Institutional Districts GD - Green Districts

CD - Commercial Districts MD - Manufacturing Districts

SPECIFIC ZONING
EXEMPTIONS

SPECIFIC ZONING
REGULATION

ZONE BOUNDARY

PUBLIC INFORMATION CENTRE

1027458 ONTARIO LIMITED
BANWELL AND McHUGH -
MIXED USE DEVELOPMENTS

BANWELL AND McHUGH -
NORTH 'B' SITE
(±1.66ha / 4.11ac)

BANWELL AND McHUGH -
NORTH 'A' SITE
(±1.43ha / 3.54ac)

BANWELL AND McHUGH -
SOUTH SITE
(± 5.35ha / 13.23ac)

NORTH
'A' SITE

SOUTH SITE
ZONE: MANUFACTURING DISTRICT

(MD1.4); (S.20(1)112)

NORTH
'B' SITE
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SINGLE CAR GARAGES

CONCEPTUAL DEVELOPMENT PLAN 
FIGURE 4.0

1027458 ONTARIO LTD.
BANWELL AND McHUGH -
MIXED USE DEVELOPMENTS

MAP/DRAWING INFORMATION
THIS DRAWING IS FOR INFORMATION PURPOSES ONLY. ALL
DIMENSIONS AND BOUNDARY INFORMATION SHOULD BE
VERIFIED BY AN O.L.S PRIOR TO CONSTRUCTION.
CREATED BY: MRU
CHECKED BY: TJO
DESIGNED BY: MRU

File Location:
c:\pw working directory\projects 2022\dillon_32mru\dms63328\22-5144 - banwell
and mchugh - concept plan.dwg
 April, 04, 2023 1:22 PM PROJECT: 22-5144

STATUS: DRAFT

DATE: 04/03/2023

SCALE: 1: 2000 (11X17)

N

S

E

W

SOURCE: THE COUNTY OF ESSEX INTERACTIVE MAPPING (2021)

BANWELL AND McHUGH -
NORTH 'A' SITE
(±1.43 ha / 3.54 ac)

PROPOSED MULTI-UNIT
RESIDENTIAL

30m BUFFER FROM
RAILWAY EXTENT OF BERM

PROPOSED BUSINESS
OFFICESEXISTING BERM

PROPOSED RESPITE
HOME

BANWELL AND McHUGH -
SOUTH SITE
(± 5.35 ha / 13.23 ac)

PROPOSED LANDSCAPED
OPEN SPACE

BANWELL AND McHUGH -
NORTH 'B' SITE
(±1.66 ha / 4.11 ac)

SOUTH SITE - RESIDENTIAL DEVELOPMENT DETAILS:
TOTAL PROPOSED UNITS: 408
BUILDING 'A': 10-STOREY, 120 UNITS
BUILDING 'B': 10-STOREY, 120 UNITS
BUILDING 'C': 6-STOREY, 72 UNITS
BUILDING 'D': 8-STOREY, 96 UNITS
PROPOSED PARKING SPACES: 531
PROPOSED PARKING RATE:       1.30
LANDSCAPED OPEN SPACE:
(incl. trails): 38.2%
LOT COVERAGE: 12.7%

SOUTH SITE - RESPITE HOME DEVELOPMENT DETAILS:
GFA: 499m2

REQUIRED PARKING SPACES: 12
PROVIDED PARKING SPACES: 12

SOUTH SITE - BUSINESS OFFICE DEVELOPMENT DETAILS:
GFA: 1860m2

REQUIRED PARKING SPACES: 56
PROVIDED PARKING SPACES: 60

NORTH 'B' SITE - RESIDENTIAL DEVELOPMENT DETAILS:
TOTAL PROPOSED UNITS: 180
BUILDING 'E': 6-STOREY, 24 UNITS
BUILDING 'F': 6-STOREY, 78 UNITS
BUILDING 'G': 6-STOREY, 78 UNITS
PROPOSED PARKING SPACES: 270
PROPOSED PARKING RATE:       1.50
LANDSCAPED OPEN SPACE:
(incl. trails): 36.4%
LOT COVERAGE: 23.2%

NORTH 'A' SITE - RESIDENTIAL DEVELOPMENT DETAILS:
TOTAL PROPOSED UNITS: 156
BUILDING 'H': 6-STOREY, 78 UNITS
BUILDING 'I': 6-STOREY, 78 UNITS
PROPOSED PARKING SPACES: 227
PROPOSED PARKING RATE:       1.45
LANDSCAPED OPEN SPACE:
(incl. trails): 24.5%
LOT COVERAGE: 9.02%

SOUTH SITE-  PHASE 2

SOUTH SITE - PHASE 1
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MAP/DRAWING INFORMATION
THIS DRAWING IS FOR INFORMATION PURPOSES ONLY. ALL DIMENSIONS
AND BOUNDARY INFORMATION SHOULD BE VERIFIED PRIOR TO
CONSTRUCTION. DIMENSIONS SHOWN IN METRIC.
CREATED BY: MRU
CHECKED BY: KDT
DESIGNED BY: MRU

File Location:
c:\pw working directory\projects 2022\dillon_32mru\dms69088\22-5266 - banwell
and leathrone - concept plan (a).dwg
 March, 27, 2023 11:18 AM PROJECT: 22-5266

STATUS: DRAFT

DATE: 12/06/2022

SCALE: 1:1000 (11X17)

N

S

E
W

PROPOSED
LANDSCAPED AREAPROPOSED BUILDINGS PROPOSED SIDEWALK PROPOSED PAVEMENT1027458 ONTARIO LTD.

BANWELL AND McHUGH -
MIXED USE DEVELOPMENTS

CONCEPTUAL DEVELOPMENT PLAN -
NORTH SITE 'A' AND 'B'
FIGURE 5.0

PLANNING JUSTIFICATION REPORT
BANWELL AND McHUGH -
NORTH 'B' SITE
(±1.66 ha / 4.11 ac)

NORTH 'B' SITE - RESIDENTIAL DEVELOPMENT DETAILS:
PROPOSED UNITS: 180
PROPOSED PARKING SPACES: 270
PROPOSED PARKING RATE:       1.50
LANDSCAPED OPEN SPACE:
(incl. trails): 36.4%
LOT COVERAGE: 23.2%

NORTH 'A' SITE - RESIDENTIAL DEVELOPMENT DETAILS:
PROPOSED UNITS: 156
PROPOSED PARKING SPACES: 227
PROPOSED PARKING RATE:       1.45
LANDSCAPED OPEN SPACE:
(incl. trails): 24.5%
LOT COVERAGE: 9.02%

BANWELL AND McHUGH -
NORTH 'A' SITE
(±1.43 ha / 3.54 ac)
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SHADOW IMPACT STUDY
MARCH 21ST - 7:00 AM - 10:00 AM
FIGURE 8.1
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SHADOW IMPACT STUDY
MARCH 21ST - 3:00 PM - 5:00 PM
FIGURE 8.2
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SHADOW IMPACT STUDY
JUNE 21ST - 6:00 AM - 10:00 AM
FIGURE 9.1
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SHADOW IMPACT STUDY
JUNE 21ST - 12:00 PM - 6:00 PM
FIGURE 9.2
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SHADOW IMPACT STUDY
SEPTEMBER 21ST - 7:00 AM - 10:00 AM
FIGURE 10.1
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SHADOW IMPACT STUDY
SEPTEMBER 21ST - 12:00 PM - 5:00 PM
FIGURE 10.2
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SHADOW IMPACT STUDY
DECEMBER 21ST - 8:30 AM - 11:00 AM
FIGURE 11.1
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SHADOW IMPACT STUDY
DECEMBER 21ST - 2:00 PM - 3:30 PM
FIGURE 11.2
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Appendix E

1027458 ONTARIO INC.
Public Information Centre engagement Sumary –
April 19, 2023
May 2023 – 22-5144

E Resident’s Comments
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Appendix F

1027458 ONTARIO INC.
Public Information Centre engagement Sumary –
April 19, 2023
May 2023 – 22-5144

F Record of Attendance and Location Map
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From: Catherine Zold
To: Stuart, Kelly
Subject: Re: Zoning comments
Date: September 21, 2023 11:09:39 AM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

This email is to give reasons for my objecting the amendment to allow condos being built on
Banwell. Re:  Meeting October 3, 2023, at 4:30 p.m.

.. not enough parking. People already parking on Questo from condos already built.

.. traffic will be problematic…too heavy. == congestion, congestion and more congestion 

.. flooding is already a problem on Chateau and surrounding streets.  This will only get worse.
Sewers won’t be able to handle in heavy rain or multiple days of rain. I do not believe
promises of better sewers that will accommodate residents.  Builders always make promises. 
.. the land is just too small to accommodate these buildings.

Catherine Zold-Butcher
2252 Chateau Ave
Windsor, On
N8P 1N6

Sent from my iPad



Development & Heritage Standing Committee
October 3, 2023

Item 7.2 - Written Submission
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 Development & Heritage Standing Committee  

October 3, 2023  
Item 7.2 – Written Submission 

From: D Dups  
Sent: September 19, 2023 2:31 PM 
To: clerks <clerks@citywindsor.ca> 
Cc: Abbs, James <jabbs@citywindsor.ca> 
Subject: File Numbers OPA/7072 and ZNG/7069 - Banwell and McHugh Zoning By-law 8600 
Amendments 

 

Hello 
 
I am a resident near the proposed building site of several high-rise buildings at or near the 
corner of Banwell and McHugh in East Windsor.  I received a letter from Anna Ciacelli, Deputy 
City Cleark of Windsor Ontario outlining that there was a proposed zoning change to 
accommodate a development of that plot to include a 6-story building, an 8-storey building, 
two 10-storey buildings and two 2-storey buildings.  408 residential units in total and 603 
parking spaces. 
 
This proposed development will result in vastly increased traffic.  The expansive parking lots will 
pave over green-spaces.  The tall buildings will disrupt views and cast shadows down upon the 
homes of resident who have lived in this neighbourhood for decades.  The intrusive and stark 
contrast of these multiple of tall buildings will clash with the suburban nature of this 
neighbourhood.  The out of place, excessively tall buildings will result in current residences 
being peered down upon, a violation of the current residents' privacy.  
 
These buildings are not in keeping with the character and nature of this established suburban 
neighbourhood.  There is too much paving, too much parking, too many housing units, and at 
too tall a height to be built in this already established suburban neighbourhood. 
 
Therefor I object to the proposed zoning change, the request to increase the permitted height to 35m, 
and the reduction in landscaped open space from 35% as required down to 24.5% as found in File 
Numbers OPA/7072 and ZNG/7069.   
 
I submit this email on record and in opposition to any amendments to Zoning By-Law 8600 pertaining 
to File Numbers OPA/7072 and ZNG/7069. 
 
We have Zoning By-Laws to govern our city.  There should be no allowance, amendments, or exceptions 
to them in this case to injure this long-established suburban neighbourhood. 
 
 
Yours, 
D. Dupuis 
Resident of East Riverside near McHugh and Banwell  
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Development & Heritage Standing Committee 
October 3, 2023 

Item 7.2 – Written Submission 
-----Original Message----- 
From: Lorna Barrow  
Sent: September 14, 2023 5:32 PM 
To: clerks <clerks@citywindsor.ca> 
Subject: Amendments to Official Plan and Zoning By-law 8600 
 
CAUTION: This email originated from outside of the organization. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 
 
 
Re:  file # OPA/7072 and ZNG/7069 
 
As suggested in the notice we received regarding the above amendments, we wish to voice our 
objections to these changes.  Because of the expected development in other areas of this 
neighbourhood, we feel these amendments will only make congestion of the area even worse.  We 
realize more housing is needed but this is too much within a condensed area. 
We ask that you turn down the request by the developer to amend the bylaw. 
Robert and Lorna Barrow 
11185 Leathorne St.,  
Windsor On 
 
 
Sent from my iPad 
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Development & Heritage Standing Committee 
Tuesday, October 3, 2023 

Item 7.2 – Written Submission 
From: Sara Lehoux   
Sent: September 29, 2023 12:01 PM 
To: clerks <clerks@citywindsor.ca> 
Subject: Fwd: Development & Heritage standing committee meeting 

 

CAUTION: This email originated from outside of the organization. Do not click links or open attachments 

unless you recognize the sender and know the content is safe.  

 

Hello, 

I am a resident in the area where the new condos are proposed, Multiple Dwelling Development 

Banwell & McHugh (South) Ward 7. 

I don’t want to attend the meeting to speak, but if someone can bring up one issue that is not 

mentioned on the documents I received in the mail (Report S 121/2023). 

Sara Lehoux 

Area resident 

My concern is the amount of traffic using the one access point that will be the entrance to the 4 

condos, business office and respite home.  Given the fact that Banwell and McHugh intersection 

is busy for the majority of the day and into the night, there are multiple vehicle collisions 

throughout the year.  Being that the traffic in the area will increase, my concern will be vehicles 

entering and leaving the driveway as it will not have a stop sign, traffic light or any other form of 

controlled access.  This is a concern, considering the amount of traffic in the area already, the 

closeness to a school bus zone with children 100 metres down from the entrance. 

 Can someone speak on our behalf about this issue please.   

Another neighbour had concerns of where all the new children from these condos will be 

attending and are there enough schools in the area to house them. 

Thank you for your time. 

 Sara Lehoux  
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Development & Heritage Standing Committee 
Tuesday, October 3, 2023 

Item 7.2 – Written Submission 
From: Ron Sitarz   
Sent: September 30, 2023 2:37 PM 
To: clerks <clerks@citywindsor.ca> 
Cc: Marignani, Angelo <amarignani@citywindsor.ca>; Menard, Christopher (Cultural Affairs) 
<cmenard@citywindsor.ca>; mayoro <mayoro@citywindsor.ca>; Sleiman, Ed 
<esleiman@citywindsor.ca>; Costante, Fabio <fcostante@citywindsor.ca>; Francis, Fred 
<ffrancis@citywindsor.ca>; Kaschak, Gary <gkaschak@citywindsor.ca>; Morrison, Jim 
<jmorrison@citywindsor.ca>; Gignac, Jo-Anne (Councillor) <joagignac@citywindsor.ca>; Mckenzie, 
Kieran <kmckenzie@citywindsor.ca>; McKenzie, Mark <mmckenzie@citywindsor.ca>; Agostino, Renaldo 
<ragostino@citywindsor.ca> 
Subject: Development and Heritage Planning Committee 
 
RE: 
Application for Zoning Change 
Applicant: 1027458 Ontario Inc. 
Location: Banwell and McHugh (South) 
 
While I am not opposed to a development on this site, I am opposed to this particular proposed 
development for the following reasons: 
 

1. The site is in a residential area and should remain residential. As I read the proposed zoning 
change document sent to me, there is currently a maximum building height restriction of 4 
stories. 

This height restriction should be maintained for all the buildings contained in this proposal. / or 
at the very most increased to 6 stories. 
The 6 story height restriction would be consistent with the height of other new residential 
buildings on Banwell, McHugh (next to WFCU Centre), Tecumseh Road (in Tecumseh) – 
maintaining the 4 storey restriction is preferable. 
 
2. The number of parking spaces in the proposal  (603) would add at least 603 cars X 2 = 1206 

cars of traffic per day to McHugh “Speedway” which is already overburdened with speeding, 
“racing”, and running School Bus Stop Signs when activated. 

I live on the corner of Luxury and McHugh “Speedway” and I see this every day. 
This is the result of almost zero traffic enforcement on McHugh “Speedway” – between Banwell 
and Clover -  today as compared to enforcement efforts a few years ago. – this proposal will 
actually make the problem worse. 
 
3. The additional vehicles will also add to the noise pollution coming from loud mufflers and 

engines on cars, pick-up trucks and “Yamaha” type motorcycles – again No Enforcement on 
McHugh “Speedway”. 

 
4. The number of proposed parking spaces for the development as currently proposed will be 

inadequate to accommodate additional vehicles belonging to those residents – which will 
flow over onto neighboring residential streets creating the same street parking issues that 
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currently exist on Questa and other neighboring streets for the recently completed 3 
residential buildings on Banwell. 

 
5. This is the second such proposal (first 3 buildings are complete on Banwell) and there will be 

more to follow along Banwell. The residential area (here first) will be adversely burdened by 
the above concerns even more so in the future. 

 
6. The planning Committee and City Council needs to take a very hard look at what will 

happen to this neighborhood with the addition of High-Rise Apartment Buildings (greater 
than 4 storeys). 

 
 
Respectfully 
 
Ron Sitarz 
2298 Luxury Ave. 
Windsor, N8P 1W9 
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City Council Meeting 
October 30, 2023 

Item 8.5 – Written Submission 
From: Paul Charbachi <Paul_Charbachi@viarail.ca>  
Sent: October 5, 2023 10:27 AM 
To: clerks <clerks@citywindsor.ca> 
Cc: Allan Fisher <Allan_Fisher@viarail.ca>; Shant Demirdjian <Shant_Demirdjian@viarail.ca>; Jefferson 
Lefranc <Jefferson_Lefranc@viarail.ca>; Michael Mazzilli <Michael_Mazzilli@viarail.ca> 
Subject: File number OPA/7072 and ZNG/7069 
 

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless 

you recognize the sender and know the content is safe.  

 
Hello, 
The Applicant must submit engineering drawings signed and sealed by a certified professional. The 
engineering drawings will be reviewed by an engineering firms designated by VIA at the Applicant’s 
expenses.  
The Applicant must also submit locates to VIA. The locates must be submitted to VIA electronically and 
physically.  The Applicant must meet the following requirements: 

 Transport Canada: 

 Railway Safety Act, Part III, Sections 24 and 25. 

 For Clearance: 

 Railway Right of Way Access Control Policy;  

 Wire Crossings and Proximities Regulations – C.R.C., c. 1195; 

 Standards Respecting Railway Clearances – TC E-05; 

 Notice of Railway Works Regulations, a copy of the notice must be sent to VIA. 
 

 Traffic control near a railways: 

 Circular 13 Railway Association of Canada 
 

 For Grade Crossings: 

 Grade Crossings Regulations;  

 The provisions that must be adhered to with respect to the creation of new entrance ways or 
intersecting roads from the nearest rail.   Reference GCR Sub-Section 101(1) and Grade Crossings 
Standards Article 11.  

 Grade Crossings Standards; 

 Transport Canada Standard for LED Signals Modules at Highway/Railway Grade Crossings – TC E-14;  

 Minimum Railway/Road Crossing Sightline Requirements for All Grade Crossings Without Automatic 
Warning Devices – G4-A. 

 The requirements surrounding sightlines, of which any construction or activities (Duplex 
development) on the property or new properties must ensure they do not obstruct the required 
minimum grade crossing sightlines. (reference Section 21 of the GCR). 

 All crossings shall be constructed / design with at least 20 feet 0 grade from each side of the rail  
 

 Canadian Standards Association: 

 CAN/CSA C22.3 No. 1 – Overhead Systems; 

City Council Agenda - Monday, October 30, 2023 
Page 248 of 457

mailto:Paul_Charbachi@viarail.ca
mailto:clerks@citywindsor.ca
mailto:Allan_Fisher@viarail.ca
mailto:Shant_Demirdjian@viarail.ca
mailto:Jefferson_Lefranc@viarail.ca
mailto:Michael_Mazzilli@viarail.ca


 CAN/CSA C22.3 No. 7 - Underground Systems; 

 CAN/CSA Z662 – Oil and Pipeline Systems; 

 CAN/CSA-B137.4 - Polyethylene Piping Systems for Gas Services. 

 VIA: 

 Buried Signal and Communication Guidelines; 

 Guidelines for New Development; 

 guidance which the Federation of Canadian Municipalities (FCM) has created on this topic 
specifically, you can find their guidance within the following link: Guidelines for New Development in 
Proximity to Railway Operations. 

 Adjacent landowners, buildings and overhead structures are not allowed to drain or modify existing 
drainage ways to divert water onto railway property without a hydraulic study and approval of the VIA 
Rail Infrastructure Department; 

 All loads must be in compliance with Cooper E90; 
 

 The Federation of Canadian Municipalities and the Railway Association of Canada: 

 Guidelines for New Development in Proximity to Railway Operations. 

 Other: 

 Proper fencing must be included or planned to be installed in order to avoid any trespassing or 
intrusions into the VIA right-of-way; 

 All fence maintenance will be done on the Applicant expense. 
In addition, the Applicant must comply with the following areas of concern for which VIA request 
information, reassurances and/or commitments with regards to the application:  

 Utilities: 

 Electrical and Gas Supply 
VIA would like assurances from the City and the Applicant that the new development will not negatively 
impact on the capacity, availability, stability of the supply and future growth capability thereof.  

 Communications 
VIA would like assurances from the City and the Applicant, that the new development will not impact 
VIA’s operations as a result of potential alterations to the existing cellphone towers or any other fibre-
optic infrastructures supplying the VIA station and property. 
 

 Water & Wastewater: 

 Drainage Sanitary/Storm 
VIA would like assurances that the new development will not limit or interfere with its operations, 
specifically the main sanitary drainage that runs from the Train Yards or station, through VIA’s property 
towards the proposed development.  
 

 Water supply 
VIA would like assurances that the new development will not affect the supply and water pressure that 
is provided for the station. 
 

 Construction Disturbances: 

 VIA requests a copy of the Pedestrian study (from New Development to LRT). 

 VIA is concerned by the flow of people that will go through our premises (either interior or exterior) 
to access the LRT station.  

 Station access (vehicle traffic) 
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Confirmation that the New Development access/exits, and traffic volumes will not affect or interfere VIA 
traffic circulation. VIA also needs confirmation that Avenue L (yellow dotted line shown on Exhibit A), as 
well as the access to it, will be kept for our operations and upcoming growth.  
 

 Neighbour Relationships: 

 VIA requests the Applicant’s monitoring and management plan of the impacts of its construction, 
including but not limited to:  

 Air contaminants / Dust pollution; 

 Noise pollution / Working hours; 

 Existing conditions; 

 and the impacts of vibrations. 

 VIA requests the Applicant's communication and management plan for future tenants and or 
owners of the project with respect to VIA’s active train station nearby, that may produce one or more 
of, but not limited to, the following: emission of noise, dust, vibration, fumes, odours and other gaseous 
or non-gaseous emissions that may affect the enjoyment of the development for which VIA shall not be 
held responsible. 
 
VIA requests the Applicant’s commitment to making all efforts not to interfere with VIA’s operations, 
VIA’s track infrastructure or use of VIA property. When in the vicinity of VIA property or Railway right-of-
way, VIA requests the Applicant commitment to comply with and conform to all VIA, Department of 
Transport and Canadian Transportation Agency rules and regulations, or any other authority having 
jurisdiction. 
 
When and where the City’s or the Applicant’s actions, whether direct or indirect, negatively impact any 
of the above, VIA’s operations, and or VIA’s property, VIA wants assurances from the City and the 
Applicant that they will take all necessary and possible steps to mitigate or eliminate those impacts. 
 
In light of our requests, VIA requires the City and the Applicant to indemnify VIA against any and all 
claims, damages or proceedings (including legal costs and other costs and expenses) that may arise in 
relation to the non-compliance to any condition contained in this letter. 
 
Should you have any questions or concerns, please feel free to contact the undersigned. 
 
Sincerely, 

 
Paul Charbachi 
Infrastructure Engineer  
M: 514-607-5833 
Paul_Charbachi@viarail.ca 
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Committee Matters:  SCM 269/2023 

Subject:  Draft Plan of Condominium with Exemption under Section 9(3) of the 
Condominium Act –CDM 008-23 [CDM-7134] Lankor Horizons Development Inc. 

3290, 3320, 3340, 3370 STELLA CRESCENT Ward 7 

Moved by: Councillor Kieran McKenzie  
Seconded by: Councillor Angelo Marignani 

Decision Number: DHSC 560  

THAT the application of Lankor Horizons Development Inc. for an exemption under 

Section 9(3) of the Condominium Act for approval of a plan of condominium (Standard 
Condominium), comprised of a total of 199 dwelling units as shown on the attached 
Map No. CDM-008/23-1 and CDM-008/23-2 on a parcel legally described as; Part of 

Lot127, Concession 2, City of Windsor, Part 1 to 3 (inclusive), 12R-16010, located at 
3290, 3320, 3340, 3370 STELLA CRESCENT BE APPROVED for a period of three (3) 

years.  
Carried.  

Report Number: S 117/2023 

Clerk’s File: Z/14663 

Clerk’s Note: 

1. The recommendation of the Development & Heritage Standing Committee

and Administration are the same.

2. Please refer to Item 7.3 from the Development & Heritage Standing
Committee held on October 3, 2023.

3. To view the stream of this Standing Committee meeting, please refer to:
http://csg001-

harmony.sliq.net/00310/Harmony/en/PowerBrowser/PowerBrowserV2/20232
0231003/-1/9435

Item No. 8.5
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 Council Report:  S 117/2023 

Subject:  Draft Plan of Condominium with Exemption under Section 9(3) of the 
Condominium Act –CDM 008-23 [CDM-7134] Lankor Horizons Development Inc.   3290, 
3320, 3340, 3370 Stella Crescent Ward 7 

Reference: 

Date to Council: October 3, 2023 
Author: Jim Abbs 

Senior Planner - Subdivisions 
519 255 6543 x6317 
jabbs@citywindsor.ca 

 
Report Date: September 12, 2023 

Clerk’s File #: Z/14663 

To:  Mayor and Members of City Council 

Recommendation: 

THAT the application of Lankor Horizons Development Inc. for an exemption under Section 9(3) of the 

Condominium Act for approval of a plan of condominium (Standard Condominium), comprised of a total 
of 199 dwelling units as shown on the attached Map No. CDM-008/23-1 and CDM-008/23-2 on a parcel 
legally described as; Part of Lot127, Concession 2, City of Windsor, Part 1 to 3 (inclusive), 12R-16010, 
located at 3290, 3320, 3340, 3370 STELLA CRESCENT BE APPROVED for a period of three (3) years. 

Executive Summary: 

N/A.  

Background: 

Type Application Information: 

Location: 3290, 3320, 3340, 3370 STELLA CRESCENT 

Ward: 7 Planning District:  Forest Glade ZDM: 15 

Applicant:   Lankor Horizons Development Inc.  

Proposal:   

The applicant is applying for an exemption under Section 9(3) of the Condominium Act for approval of a 
plan of condominium to create 199 dwelling units in 4 – 6 storey buildings. 

The subject site has received Site Plan Approval (File SPC-038/20) registered as instrument 

CE1026981, on August 18, 2021 which permitted a total of 200 dwelling units in 4 – 6 storey buildings.  
The inclusion of a common room on Level 1 of Building One reduced the total number of units in the 

development to 199. The Site Plan agreement covers a range of municipal and agency requirements to 
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be completed by the owner including items such as the provision of landscaping, parking, parkland 
conveyance, levies and lighting, all required prior to the issuance of a construction permit.  

 

 

Figure 1: Location Map 

 

Plan of Condominium: 
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CDM-008/23-1 
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CDM-008/23-2 
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Site Information: 

OFFICIAL PLAN ZONING CURRENT USE PREVIOUS USE 

Residential  
Residential District 3.2 

(RD3.2)8 

4 Multiple dwelling 

structures (Under 

Construction) 
Vacant Parcel 

LOT WIDTH LOT DEPTH AREA SHAPE 

71m +/-257m 1.775ha Irregular 

All measurements are for the entire parcel and are approximate. 

 

Neighbourhood Characteristics: 

The site is located between a residential neighbourhood to the east, mainly occupied by single detached 

residential dwelling, Municipal Park to the west, EC Row Expressway to the south, and vacant land and 
single detached residential to the North. 

Discussion: 

Planning Analysis: 

Statutory Regulations:  

Under Section 9 of the Condominium Act, an owner may request approval of a plan of condominium 
subject to Section 51 of the Planning Act (subdivisions).  As such, the usual approval process for plans 

of subdivision is invoked, i.e. review by municipal and provincial agencies, draft plan approval, a 
condominium agreement and final registration. 

The Condominium Act also provides that owners can be exempted from the above mentioned Planning 
Act provision if the approval authority (i.e. the City of Windsor) is of the opinion that "such exemption is 
appropriate in the circumstances".  The reasons for exemptions are not specified, but usually applicants 

can be exempted if the following conditions are satisfied: 

(i) that all municipal requirements and conditions have been addressed (for example by an 

approved application for rezoning and/or site plan control); and 

(ii) that the building(s) is suitable for a condominium by virtue of design and amenities.  

The proposed condominium complies with the above conditions. 

Official Plan: 

The subject property is designated Residential on Schedule D of the City of Windsor Official Plan. The 

designation permits this use. The proposed development conforms to the residential policies in the 
Official Plan.   

The City of Windsor has policies in the Official Plan for approval of a plan of condominium with 

exemption under Section 9 of the Condominium Act. Applications for exemptions may be considered by 
Council if: 

(a) a residential building is constructed or a building permit for its construction has been issued; 
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(b) the development has received site plan control approval; and 

(c) the development (new proposed units) do not contain any occupied residential rental units. 

The proposed condominium complies with the above conditions. 

Zoning By-Law 

The property is zoned Residential District (RD) 3.2. Building permits have been issued and construction 

of the first building is nearing completion. 

Risk Analysis: 

N/A 

Climate Change Risks 

Climate Change Mitigation: 

N/A 

Climate Change Adaptation: 

N/A 

Financial Matters:  

N/A 

Consultations:  

Municipal and agency requirements have been addressed and implemented through the site plan control 

approval process, and the registration of a site plan agreement. (File SPC-038/20) registered as 
instrument CE1026981, on August 18, 2021) 

Public Notice: 

No public notification is required where exemptions are requested and the development is properly 
zoned for the permitted use. 

Conclusion:  

The application has been processed and evaluated with regard to both the Planning Act and the 
Condominium Act, as well as the City of Windsor Official Plan. It conforms to the City of Windsor Official 
Plan and complies with the zoning regulations contained in Bylaw 8600. Municipal requirements 

regarding this development have been addressed in the site plan control agreement.  The draft plan of 
condominium is consistent with the approved site plan (File SPC-038/20) registered as CE1026981, on 

August 18, 2021)  

It is recommended that this application for approval be exempted from Section 51 of the Planning Act 
(per Section 9(3) of the Condominium Act). This means that the owner can proceed directly to 

registration following submission of an approved final plan of condominium. 
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Planning Act Matters:   

I concur with the above comments and opinion of the Registered Professional Planner. 

Greg Atkinson Manager of Development/Deputy City Planner 

Neil Robertson Acting City Planner / Manager of Growth 

I am not a registered Planner and have reviewed as a Corporate Team Leader 

JP JM 

Approvals: 

Name Title 

Greg Atkinson Manager of Development/Deputy City Planner 

Neil Robertson Acting City Planner / Manager of Growth 

Wira Vendrasco Deputy City Solicitor, Legal Services & Real 

Estate 

Jelena Payne Commissioner of Economic Development and 
Innovation 

Joe Mancina Chief Administrative Officer 

Notifications: 

Name Address Email 

Lankor Horizons 

Development Inc. 

510 Rhodes Drive, Suite 

520, Windsor ON 

wingon.li@horizoninv.ca 

Dillon Consulting Limited 
(Melanie Muir) 

3200 Deziel Drive, Suite 
608, Windsor ON 

mmuir@dillon.ca 

 

Appendices: 

 1 Proposed Draft Plan of Condominium 
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Committee Matters:  SCM 270/2023 

Subject:  Closure of north/south alley located between Joinville Avenue and Haig 
Avenue, and two intersecting east/west alleys located west of north/south alley, 

Ward 8, SAA-6822 

Moved by: Councillor Fred Francis  
Seconded by: Councillor Angelo Marignani 

Decision Number: DHSC 561 

I. THAT the 4.27-metre-wide north/south alley located between Joinville Avenue

and Haig Avenue, and shown on Drawing No. CC-1835 (attached hereto as
Appendix “A”), and hereinafter referred to as “Alley A”, BE ASSUMED for

subsequent closure;

II. THAT Alley A BE CLOSED AND CONVEYED to the abutting property owners

and as necessary, in a manner deemed appropriate by the City Planner, subject
to the following:
a. 3.0-metre-wide easement, measured 1.50 metres from either side of the

following utility infrastructure, subject to there being accepted in the City’s
standard form and in accordance with the City’s standard practice, be granted

to:
i. Bell Canada to accommodate existing aerial facilities and poles;
ii. ENWIN Utilities Ltd. to accommodate existing overhead and

underground 120/240V hydro pole distribution, including guy wires and
anchors; and

iii. MNSi. to accommodate existing aerial facilities.

b. Ontario Land Surveyor be directed to use existing encroachments for

determining the boundaries of the lands to be conveyed to each abutting
property owner, save and except that portion abutting Lots 68 to 71 on

Registered Plan 1167, in which case the middle of the alley shall be used.

III. THAT the 4.27-metre-wide east/west alley located between Alley A and the west

limit of the property known municipally as 5065 Joinville Avenue (legally
described as Lot 114 & Part of Lot 113, Plan 1107), and shown on Drawing No.

CC-1835 (attached hereto as Appendix “A”), and hereinafter referred to as the
“Alley B”, BE ASSUMED for subsequent closure;

IV. THAT Alley B BE CLOSED AND CONVEYED to the abutting property owners

and as necessary, in a manner deemed appropriate by the City Planner;

Item No. 8.6
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V. THAT the 4.27-metre-wide east/west alley located between the Alley A and the 
west limit of the property known municipally as 5066 Haig Avenue (legally 

described as Lot 142 & Part of Lot 143, Plan 1107), and shown on Drawing No. 
CC-1835 (attached hereto as Appendix “A”), and hereinafter referred to as the 
“Alley C”, BE ASSUMED for subsequent closure;  

 
VI. THAT Alley C BE CLOSED AND CONVEYED to the abutting property owners 

and as necessary, in a manner deemed appropriate by the City Planner;  
 
VII. THAT Conveyance Cost BE SET as follows:  

a. For alley conveyed to abutting lands zoned RD1.4, $1.00 plus HST (if 
applicable), deed preparation fee and proportionate share of the survey costs 

as invoiced to The Corporation of the City of Windsor by an Ontario Land 
Surveyor.  

 
VIII. THAT The City Planner BE REQUESTED to supply the appropriate legal 

description, in accordance with Drawing No. CC-1835, attached hereto as 

Appendix “A”;  
 
IX. THAT The City Solicitor BE REQUESTED to prepare the necessary by-law(s);  

 
X. THAT The Chief Administrative Officer and City Clerk BE AUTHORIZED to sign 

all necessary documents approved as to form and content satisfactory to the City 
Solicitor;  

 
XI. THAT the matter BE COMPLETED electronically pursuant to By-law Number 366-

2003  

Carried.  
Report Number: S 102/2023 

Clerk’s File: SAA2023 
 
Clerk’s Note: 

 

1. The recommendation of the Development & Heritage Standing Committee 

and Administration are the same. 
 

2. Please refer to Item 11.1 from the Development & Heritage Standing 

Committee held on October 3, 2023. 
 

3. To view the stream of this Standing Committee meeting, please refer to:  
http://csg001-
harmony.sliq.net/00310/Harmony/en/PowerBrowser/PowerBrowserV2/20232

0231003/-1/9435 
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 Council Report:  S 102/2023 

Subject:  Closure of north/south alley located between Joinville Avenue 
and Haig Avenue, and two intersecting east/west alleys located west of 
north/south alley, Ward 8, SAA-6822 

Reference: 

Date to Council: October 3, 2023 
Author: Brian Nagata, MCIP, RPP 

Planner II - Development Review 
(519) 255-6543 ext. 6181  
 

Planning & Building Services 
Report Date: August 17, 2023 

Clerk’s File #: SAA2023 

To:  Mayor and Members of City Council 

Recommendation: 

I. THAT the 4.27-metre-wide north/south alley located between Joinville Avenue 

and Haig Avenue, and shown on Drawing No. CC-1835 (attached hereto as 

Appendix “A”), and hereinafter referred to as “Alley A”, BE ASSUMED for 

subsequent closure; 

II. THAT Alley A BE CLOSED AND CONVEYED to the abutting property owners 

and as necessary, in a manner deemed appropriate by the City Planner, subject 

to the following: 

a. 3.0-metre-wide easement, measured 1.50 metres from either side of the 

following utility infrastructure, subject to there being accepted in the City’s 

standard form and in accordance with the City’s standard practice, be 

granted to: 

i. Bell Canada to accommodate existing aerial facilities and poles; 

ii. ENWIN Utilities Ltd. to accommodate existing overhead and 

underground 120/240V hydro pole distribution, including guy wires 

and anchors; and 

iii. MNSi. to accommodate existing aerial facilities. 

b. Ontario Land Surveyor be directed to use existing encroachments for 

determining the boundaries of the lands to be conveyed to each abutting 

property owner, save and except that portion abutting Lots 68 to 71 on 

Registered Plan 1167, in which case the middle of the alley shall be used. 
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III.  THAT the 4.27-metre-wide east/west alley located between Alley A and the west 

limit of the property known municipally as 5065 Joinville Avenue (legally 

described as Lot 114 & Part of Lot 113, Plan 1107), and shown on Drawing No. 

CC-1835 (attached hereto as Appendix “A”), and hereinafter referred to as the 

“Alley B”, BE ASSUMED for subsequent closure;THAT Alley B BE CLOSED 

AND CONVEYED to the abutting property owners and as necessary, in a 

manner deemed appropriate by the City Planner;  

V. THAT the 4.27-metre-wide east/west alley located between the Alley A and the 

west limit of the property known municipally as 5066 Haig Avenue (legally 

described as Lot 142 & Part of Lot 143, Plan 1107), and shown on Drawing No. 

CC-1835 (attached hereto as Appendix “A”), and hereinafter referred to as the 

“Alley C”, BE ASSUMED for subsequent closure;THAT Alley C BE CLOSED 

AND CONVEYED to the abutting property owners and as necessary, in a 

manner deemed appropriate by the City Planner; 

VII. THAT Conveyance Cost BE SET as follows: 

a. For alley conveyed to abutting lands zoned RD1.4, $1.00 plus HST (if 

applicable), deed preparation fee and proportionate share of the survey 

costs as invoiced to The Corporation of the City of Windsor by an Ontario 

Land Surveyor. 

VIII. THAT The City Planner BE REQUESTED to supply the appropriate legal 

description, in accordance with Drawing No. CC-1835, attached hereto as 

Appendix “A”; 

IX. THAT The City Solicitor BE REQUESTED to prepare the necessary by-law(s); 

X. THAT The Chief Administrative Officer and City Clerk BE AUTHORIZED to sign 

all necessary documents approved as to form and content satisfactory to the City 

Solicitor; 

XI. THAT the matter BE COMPLETED electronically pursuant to By-law Number 

366-2003 

Executive Summary: 

N/A 

City Council Agenda - Monday, October 30, 2023 
Page 263 of 457



 Page 3 of 8 

 

Figure 1 - Location Map 

Background: 

The applicants, Reyhaneh and Saleh Yavari, owners of the property known municipally 

as 5082 McDonald Court (the subject property), applied to close the portion of the 
north/south alley and east/west alley abutting the subject property to the east and north 
respectively, and shown on Drawing No. CC-1835 attached hereto as Appendix “A”, and 

also shown on the aerial photo attached hereto as Appendix “B”.  

The Planning Department is recommending the full closure of the aforesaid north/south 

alley located between Joinville Avenue and Haig Avenue (hereinafter referred to as 
Alley A), aforesaid east/west alley located between Alley A and the west limit of 5065 
Joinville Avenue (hereinafter referred to as Alley B), and the east/west alley located 
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between Alley A and the west limit of 5066 Haig Avenue (hereinafter referred to as Alley 
C) (refer to Figure 1 above). 

Alley A was established by Registered Plan 1167 (Westminster Boulevard Subdivision), 
registered on May 2, 1925. Alleys B & C were established by Registered Plan 1107, 
registered on March 7, 1924. Alleys A, B & C were used for agricultural purposes until 

approximately 1955 when the abutting lands began to be developed as Single Family 
Dwelling lots (Refer to Figure 2 below). 

 

Figure 2 - 1954 Aerial Photo  

(Ontario Department of Lands and Forests) 

City of Windsor aerial photography from 1977 to 2021 illustrates that Alleys A, B & C 
have been encroached on over the years by abutting properties with accessory 

buildings, fences, landscaping and/or structures.  

The following table illustrates that the majority of properties roughly encroached into 

their abutting half of Alley A. This excludes 2719 Westminster Boulevard, 2725 
Westminster Boulevard and the subject property which did not encroach into Alley A, as 
well as 5097 Joinville Avenue which encroached into 2719 Westminster Boulevard ’s 

half of Alley A. Alley A also contains utility poles with guy wires and anchors, as well as 
underground hydro wires. There are no Encroachment Agreements on record for the 

use of the alley.  
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Alley A Extent of Encroachment 

Abutting Property Full 
Half  

(Approx.) 
None 

2703 Westminster Blvd   x   

2719 Westminster Blvd     x 

2725 Westminster Blvd     x 

2737 Westminster Blvd   x   

2741 Westminster Blvd   x   

2749 Westminster Blvd   x   

2757 Westminster Blvd   x   

2763 Westminster Blvd   x   

2775 Westminster Blvd   x   

2785 Westminster Blvd   x   

2797 Westminster Blvd   x   

5082 McDonald Ct     x 

5097 Joinville Ave x x   

5097 McDonald Ct   x   

5098 Haig Ave   x   

5065 Joinville Avenue and 5097 Joinville Avenue encroached into their half and 2719 
Westminster Boulevard and 2725 Westminster Boulevard’s half of Alley B respectively. 

There are no Encroachment Agreements on record for the use of the alley.  

5071 McDonald Court and 5097 McDonald Court encroached into their half and 5066 
Haig Avenue and 5098 Haig Avenue’s half of Alley C respectively. There are no 

Encroachment Agreements on record for the use of the alley.  

The applicant wishes to close the abutting alleys for the purpose of preventing 

vandalism, reducing litter and improving ease of access for maintenance (i.e. grass 
cutting, weeding, etc.). 

Discussion: 

The decision to recommend closure of an alley is derived from the City’s Classification 

of Alleys and Suitability for Closure guideline document (the document), attached hereto 
as Appendix “E”. The document details four classifications of alleys based on their 
usefulness, and provides corresponding criteria for determining suitability for closure. 

Classification of Public Right-of-Ways 

The initial step is to determine if the alley is indispensable. This is achieved through the 

evaluation of the following criteria set forth in Section 1 of the document. 

1. Does the subject alley serve commercial properties? 

a. Alleys A, B & C do not serve any commercial properties. 
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2.  Does the subject alley serve properties fronting on heavily traveled streets i.e. 
major arterial routes? 

a. Alleys A, B & C do not serve any properties fronting on heavily travelled 
streets. 

3. Does the subject alley contain sewers, and must the alley remain accessible for 

servicing? 

a. Alleys A, B & C do not contain any sewers. 

4. Does the subject alley 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? 

a. Alleys A, B & C do not serve as a means of vehicular access to any rear 
parking areas or garages. 

5. Does the subject alley contain Fire Department connections that are deemed to 
be necessary for firefighting access? 

a. Alleys A, B & C do not contain any Fire Department connections. 

6. Does the subject alley lie within a Holding zone or other similar undeveloped 
areas where the right-of-way 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? 

a. Alleys A, B & C do not lie within a Holding zone or other similar 

undeveloped areas. 

Based on the above, the Planning Department deems the Alleys A, B & C 
“dispensable”, and supports the requested closure. 

It is our recommendation that, upon closure, the abutting property owners be given the 
chance to acquire Alleys A, B & C in the manner described in the Recommendation 

section herein. Hence the recommendation is to close and convey the alley to the 
abutting property owners, which is the standard manner of conveyance. This includes 
5066 Haig Avenue, 5066 McDonald Court, 5082 McDonald Court and 5098 Haig 

Avenue in order to be as fair as possible in conveying Alleys B & C which no abutting 
property owners have permission to encroach upon. 
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Risk Analysis: 

The recommended closure will divest the City of associated liability risks and 
maintenance costs. The recommended closure poses no known risk to City. 

Climate Change Risks 

Climate Change Mitigation: 

N/A 

Climate Change Adaptation: 

N/A 

Financial Matters:  

The rate for an alley conveyed to abutting lands zoned R1.4 is assessed at $1.00 plus 
HST (if applicable), deed preparation fee and proportionate share of the survey costs as 

invoiced to the City by an Ontario Land Surveyor. 

Consultations:  

Consultations were held with Municipal Departments and Utility Companies, which 
resulted in the information found in attached hereto as Appendix “C”. 

Notice of this application was issued to property owners abutting Alleys A, B & C by 
regular mail, with no objections being received as of the date of writing this report. 

Notice of Development & Heritage Standing Committee meeting and Council meeting 
are published in the Windsor Star prior to each of the meetings. In addition, notice of 
each of the public meetings will be mailed to the abutting/affected property owners prior 

to the meetings. 

Conclusion:  

The Planning Department recommends closure of Alley A shown on attached Appendix 

“A”, subject to easements in favour of Bell Canada, ENWIN Utilities Ltd., and MNSi as in 
Recommendation II of this report. 

The Planning Department further recommends closure of the Alleys B & C shown on 

attached Appendix “A”, as in Recommendations IV & VI of this report respectively. 

The closed Alleys A, B & C are to be conveyed to the abutting property owners as in 

Recommendations II, IV & VI of this report, respectively. 
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Planning Act Matters:   

I concur with the above comments and opinion of the Registered Professional Planner. 

Greg Atkinson, MCIP, RPP  Neil Robertson, MCIP, RPP 
Manager of Development   Acting City Planner 

I am not a registered Planner and have reviewed as a Corporate Team Leader 

JP  JM 

Approvals: 

Name Title 

Greg Atkinson Manager of Development/Deputy City 
Planner 

Neil Robertson Acting City Planner / Executive Director, 

Planning & Development Services 

Stephanie Santos Coordinator of Real Estate Services 

Kate Tracey       Senior Legal Counsel, Legal Services & 
Real Estate 

Jelena Payne Commissioner, Economic Development & 

Innovation 

Joe Mancina Chief Administration Officer 

Notifications: 

Name Address Email 

Ward 8 Councillor Gary 
Kaschak 

350 City Hall Square West, 
Suite 220 
Windsor, Ontario 

N9A 6S1 

gkaschak@citywindsor.ca 

List of mailing labels for property owners abutting alley issued to Clerks office 

Appendices: 

1 Appendix A - Drawing No. CC-1835 
2 Appendix B - EIS Drawing - Aerial Photo 

3 Appendix C - Consultations with Municipal Departments and Utility Companies 
4 Appendix D - Site Photos 
5 Appendix E - Classification of Alleys and Suitability for Closure 
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APPENDIX “A” 
Drawing No. CC-1835 
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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 the length of the N/S alley between Haig and 
Joinville.  

Easement to be 3.0 m wide, 1.5 m on either side of existing aerial facilities, or the width of 
the alley for the length of the alley. 

[Charleyne Hall - Bell Canada External Liaison, Right of Way & Indigenous Relation] 

 

COGECO CABLE SYSTEMS INC. 

No comments provided 
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ENBRIDGE GAS 

After reviewing the provided drawing of the alley between Princess Ave and Westminster 
Blvd (south of Joinville Ave & north of Haig Ave) and consulting our mapping system, please 
note that Enbridge Gas has no active infrastructure in the proposed area. A PDF drawing 
has been attached for reference.  

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 

[Samuel Nguyen - Summer Student Engineer] 

 

ENVIRONMENTAL SERVICES 

No concerns from Environmental Services. 

[Anne-Marie Albidone - Manager, Environmental Services] 

ENWIN UTILITIES - HYDRO 

May 30, 2023 (Remainder of north/south alley and southerly east/west alley) 

No objection, however, an easement named to ENWIN Utilities Ltd may be required in the 
N/S alley (if closing) to accommodate existing overhead 120/240-volt hydro distribution. 
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November 10, 2022 

No objection provided clearances are maintained from our distribution plant. However, an 
easement named to ENWIN Utilities Ltd., will be required for north to the south limit of the 
property to accommodate for the existing overhead and underground 120/240V hydro pole 
distribution.  

Please see attached for the highlighted area of easement needed.  

Please note the following distribution and services:  

 Overhead 120/240V triplex secondary distribution pole line and associated down guy 
wires/ anchors servicing multiple residential houses along the alleyway.   

 Underground 120/240V Triplex Secondary service to multiple residential houses 
along the alleyway. 

 Pole #0012311 has the underground 120/240V Triplex secondary distribution 
servicing 2737 and 2741 Westminster Blvd. 

 Pole #0012312 has a down guy and anchor attached in line with the pole line. 

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. 

ENWINs easement guidelines: 

Overhead 

A 3 m (10 ft.) Easement is required for a straight pole line 1.5 m (5 ft.) (on each side). This 
takes into consideration a 0.3 m (1 ft.) pole diameter, 0.46 m (1.5ft) primary insulator, and 
0.9 m (3ft.) clearance from any nearby structure.  

Guy and Anchor  

The easement for the guy and anchor is 3.0 m (10 ft.) wide easement is required into private 
property. This easement should extend 1.0 m (3.3 ft.) into the property.  

Underground Cable 

A 0.6 m (2.0 ft.) easement on either side of a duct bank is required for underground 
installations. 

[Tia McCloskey - Hydro Engineering Technologist] 
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ENWIN UTILITIES - WATER 

Water Engineering has no objections. 

[Bruce Ogg - Water Project Review Officer] 

LEGAL DEPARTMENT 

For lands abutting RD1.4, $1.00 plus HST (if applicable), deed preparation fee and 
proportionate share of the survey cost as invoiced to The Corporation of the City of Windsor 
by an Ontario Land Surveyor. 

[Stephanie Santos - Coordinator of Real Estate Services] 

MNSi 

MNSi would like an Aerial Easement through all the Alley closures. 

[Dave Hartleib - Outside Plant Manager] 

PARKS & FACILITIES 

No concerns from Natural Areas.  

[Karen Alexander - Naturalist & Outreach Coordinator] 

No objections from Parks Design & Development. 

[Sherif Barsom - Landscape Architect] 

No tree relevant concern here. 

[Yemi Adeyeye - City Forester / Manager Forestry & Natural Areas] 
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PLANNING DEPARTMENT 

No comments provided 

PLANNING DEPARTMENT - LANDSCAPE ARCHITECT 

No objections from a landscape architectural perspective. 

[Stefan Fediuk - Landscape Architect] 

PUBLIC WORKS - ENGINEERING 

The proposed alley closure is composed of grass and dirt. There are no sewers, catch 
basins, or manholes within the alley. There are hydro poles within the alley; an easement 
will be required for utilities. There are many encroachments within the alley from Joinville 
Avenue to Haig Avenue. Public Works requests that the entire north-south alley from 
Joinville Avenue to Haig A be closed as part of this application. Otherwise, the eight (8) 
properties with encroachments would be required to remove their objects from the alley or 
enter into an encroachment agreement with the City. This subject alley has no usefulness 
as per CR146/2005; therefore, we have no objections to the closure, subject to the utility 
easement. 

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

PUBLIC WORKS - OPERATIONS 

There are no maintenance concerns and the application is supported. 

[Roberta Harrison - Coordinator Maintenance] 

PUBLIC WORKS - TRAFFIC 

The alley systems shown are not required for vehicular or pedestrian access. As such, there 
are no objections with closing both sections of alley as shown. 

Consideration should be given to close the remaining sections of alley to the south to reduce 
the City’s maintenance. 

[Mike Spagnuolo - Signal Systems Analyst] 

ROGERS COMMUNICATIONS 

No comments provided 

TELUS COMMUNICATIONS 

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

[Meghna Patel - Permit Coordinator] 
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TRANSPORTATION PLANNING 

The alley does not appear to be used for transportation purposes therefore we have no 
concerns. 

[Clare Amicarelli - Transportation Planning Coordinator] 

TRANSIT WINDSOR 

No concerns from Transit Windsor 

[Jason Scott - Supervisor Planning] 

WINDSOR FIRE 

No comments provided 

WINDSOR POLICE 

The Windsor Police Service has no concerns or objections with the closure of these sections 
alley extending from Joinville Avenue to Haig Avenue, between Westminster Boulevard and 
Princess Avenue to prevent vandalism and illegal dumping.  The alley spaces in question 
are grassed over and largely accessible to primarily pedestrian traffic.  In this regard, 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.  Closure will help facilitate improved 
physical measures by abutting property owners to restrict/prevent discreet access that may 
lead to the vandalism and illegal dumping problems identified by the applicant.  The end 
result from this closure will hopefully mitigate problems going forward.  

[Barry Horrobin - Director of Planning & Physical Resources] 
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APPENDIX “D” 
Site Photos (April 20, 2023) 

 
Figure 1 - Looking north towards north/south alley from McDonald Court  

 
Figure 2 - North/south alley looking south from 5082 McDonald Court 

City Council Agenda - Monday, October 30, 2023 
Page 278 of 457



SAA-6822   Page D2 of D5 

 

 
Figure 3 - North/south alley looking north from 5082 McDonald Court 

 
Figure 4 - North/south alley looking south from east/west alley (5082 McDonald Court on right) 
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Figure 5 - North/south alley looking north from east/west alley (5097 Joinville Avenue on left) 

 
Figure 6 - Looking east towards north/south alley from east/west alley (5082 McDonald Court on right) 
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Figure 7 - Looking south towards north/south alley from Joinville Avenue (5097 Joinville Avenue on right)  

 
Figure 8 - Looking west towards east/west alley from north/south alley (5082 McDonald Court on left) 
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Figure 9 - Looking north towards north/south alley from Haig Avenue (5098 Haig Avenue on left) 

(January 2021 Google Street View) 

 

 
Figure 10 - Looking north towards north/south alley from Haig Avenue (5098 Haig Avenue on left)  

(January 2021 Google Street View) 
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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. 
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Committee Matters:  SCM 271/2023 

Subject:  Closure of north/south alley located between Taylor Avenue and 1124-
1224 Campbell Avenue, Ward 2, SAA-6848 

Moved by: Councillor Kieran McKenzie 

Seconded by: Councillor Angelo Marignani 

Decision Number: DHSC 562 

I. THAT the 3.66-metre-wide north/south alley located between Taylor Avenue and
the property known municipally as 1124-1224 Campbell Avenue (legally

described as Part of Lot 1, Plan 64; Lots 27, 28, 45-58, Part of Closed Alley &
McEwan, Plan 1367), and shown on Drawing No. CC-1837 (attached hereto as
Appendix “A”), and hereinafter referred to as the “subject alley”, BE ASSUMED

for subsequent closure.

II. THAT the subject alley BE CLOSED AND CONVEYED to the owner of the

property known municipally as 1238 Campbell Avenue (legally described as Lots
1 & 2, Part of Lot 3, Plan 669) and as necessary, in a manner deemed

appropriate by the City Planner, subject to the following:

a. 3.0-metre-wide easement, measured 1.50 metres from either side of the
following utility infrastructure, subject to there being accepted in the City’s
standard form and in accordance with the City’s standard practice, be

granted to:
i. Bell Canada to accommodate existing aerial infrastructure; and

ii. ENWIN Utilities Ltd. to accommodate the poles and existing
secondary overhead conductors.

b. Easement subject to there being accepted in the City’s standard form and
in accordance with the City’s standard practice, be granted to:

i. The owner of the property known municipally as 1660 Taylor
Avenue (legally described as Lots 33 to 34 & Part of Closed Alley,
Plan 669) for access to repair and maintain the west face of the

existing detached garage on the said property.

III. THAT Conveyance Cost BE SET as follows:

a. For alley conveyed to abutting lands zoned RD1.3 or RD2.2, $1.00 plus
HST (if applicable), deed preparation fee and proportionate share of the

survey costs as invoiced to The Corporation of the City of Windsor by an
Ontario Land Surveyor.

Item No. 8.7
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IV. THAT The City Planner BE REQUESTED to supply the appropriate legal 

description, in accordance with Drawing No. CC-1837, attached hereto as 

Appendix “A”. 
 

V. THAT The City Solicitor BE REQUESTED to prepare the necessary by-law(s). 

 
VI. THAT The Chief Administrative Officer and City Clerk BE AUTHORIZED to sign 

all necessary documents approved as to form and content satisfactory to the City 
Solicitor. 

 
VII. THAT the matter BE COMPLETED electronically pursuant to By-law Number 

366-2003 

Carried. 
Report Number: S 109/2023 

Clerk’s File: SAA2023 
 
Clerk’s Note: 

 

1. The recommendation of the Development & Heritage Standing Committee 

and Administration are the same. 
 

2. Please refer to Item 11.2 from the Development & Heritage Standing 

Committee held on October 3, 2023. 
 

3. To view the stream of this Standing Committee meeting, please refer to:  
http://csg001-
harmony.sliq.net/00310/Harmony/en/PowerBrowser/PowerBrowserV2/20232

0231003/-1/9435 
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 Council Report:  S 109/2023 

Subject:  Closure of north/south alley located between Taylor Avenue 
and 1124-1224 Campbell Avenue, Ward 2, SAA-6848 

Reference: 

Date to Council: October 3, 2023 
Author: Brian Nagata, MCIP, RPP 

Planner II - Development Review 
(519) 255-6543 ext. 6181  

 
Planning & Building Services 
Report Date: August 22, 2023 

Clerk’s File #: SAA2023 

To:  Mayor and Members of City Council 

Recommendation: 

I. THAT the 3.66-metre-wide north/south alley located between Taylor Avenue and 

the property known municipally as 1124-1224 Campbell Avenue (legally 

described as Part of Lot 1, Plan 64; Lots 27, 28, 45-58, Part of Closed Alley & 

McEwan, Plan 1367), and shown on Drawing No. CC-1837 (attached hereto as 

Appendix “A”), and hereinafter referred to as the “subject alley”, BE ASSUMED 

for subsequent closure.THAT the subject alley BE CLOSED AND CONVEYED 

to the owner of the property known municipally as 1238 Campbell Avenue 

(legally described as Lots 1 & 2, Part of Lot 3, Plan 669) and as necessary, in a 

manner deemed appropriate by the City Planner, subject to the following: 

a. 3.0-metre-wide easement, measured 1.50 metres from either side of the 

following utility infrastructure, subject to there being accepted in the City’s 

standard form and in accordance with the City’s standard practice, be 

granted to: 

i. Bell Canada to accommodate existing aerial infrastructure; and 

ii. ENWIN Utilities Ltd. to accommodate the poles and existing 

secondary overhead conductors. 

b. Easement subject to there being accepted in the City’s standard form and 

in accordance with the City’s standard practice, be granted to: 

i. The owner of the property known municipally as 1660 Taylor 

Avenue (legally described as Lots 33 to 34 & Part of Closed Alley, 

Plan 669) for access to repair and maintain the west face of the 

existing detached garage on the said property. 
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III.  THAT Conveyance Cost BE SET as follows: 

a. For alley conveyed to abutting lands zoned RD1.3 or RD2.2, $1.00 plus 

HST (if applicable), deed preparation fee and proportionate share of the 

survey costs as invoiced to The Corporation of the City of Windsor by an 

Ontario Land Surveyor. 

IV. THAT The City Planner BE REQUESTED to supply the appropriate legal 

description, in accordance with Drawing No. CC-1837, attached hereto as 

Appendix “A”. 

V. THAT The City Solicitor BE REQUESTED to prepare the necessary by-law(s). 

VI. THAT The Chief Administrative Officer and City Clerk BE AUTHORIZED to sign 

all necessary documents approved as to form and content satisfactory to the City 

Solicitor. 

VII. THAT the matter BE COMPLETED electronically pursuant to By-law Number 

366-2003 

Executive Summary: 

N/A 
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Figure 1 - Location Map 
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Background: 

The applicant, Avant Group Inc., authorized agent for Mouy Fu and David Tran, owners 
of the property known municipally as 1238 Campbell Avenue (the subject property), 
applied to close the portion of the north/south alley located between Taylor Avenue and 

1124-1224 Campbell Avenue that abuts the subject property, and shown on Drawing 
No. CC-1837 attached hereto as Appendix “A”, and also shown on the aerial photo 

attached hereto as Appendix “B”.  

The applicant wishes to close the aforesaid portion of the alley for the purpose of 
reconfiguring the rear driveways on the subject property to improve their functionality. 

The applicant indicated that the existing rear yard depth in combination with the narrow 
alley containing utility poles and a fence along the majority of its east limit creates 

maneuverability issues for vehicles using the driveways. 

The Planning Department is recommending that the entire north/south alley, hereinafter 
referred to as the alley, be closed. 

The alley was established by Registered Plan 669, registered on July 9, 1913. The alley 
is unmaintained and composed primarily of gravel and concrete with sporadic patches 

of grass. The alley contains two (2) utility poles with overhead wires, serves as the only 
vehicular means of access to the subject property and includes a curb cut off of Taylor 
Avenue.  

The aforesaid concrete along with additional gravel were installed in the alley around 
July 2023. An Order to Comply was subsequently issued against the owners of the 

subject property for the removal of the concrete and gravel from the alley. The Order to 
Comply will remain in place until the concrete and gravel is removed or the alley is 
closed and purchased by the owners of the subject property. 

Discussion: 

The decision to recommend closure of an alley is derived from the City’s Classification 
of Alleys and Suitability for Closure guideline document (the document), attached hereto 

as Appendix “E”. The document details four classifications of alleys based on their 
usefulness, and provides corresponding criteria for determining suitability for closure. 

Classification of Public Right-of-Ways 

The initial step is to determine if the alley is indispensable. This is achieved through the 
evaluation of the following criteria set forth in Section 1 of the document. 

1. Does the subject alley serve commercial properties? 

a. The alley does not serve any commercial properties. 
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2.  Does the subject alley serve properties fronting on heavily traveled streets i.e. 
major arterial routes? 

a. The alley serves as the only vehicular means of access to the rear parking 
area on the subject property which fronts Campbell Avenue, a Class I 
Collector Road. 

3. Does the subject alley contain sewers, and must the alley remain accessible for 
servicing? 

a. The alley does not contain any sewers. 

4. Does the subject alley 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? 

a. The alley serves as the only vehicular means of access to the rear parking 

area on the subject property. 
b. The subject property has had vehicular access off of the alley since at 

least 1963. 

 This assessment is based off of the following factors: 

 Completion of Building Permit 62-B-15537 in 1963 for the 

construction of a detached garage (demolished along with 
Single Family Dwelling in 2020 to accommodate the present 
three (3) unit Townhome Dwelling)  

 City of Windsor aerial photography ranging from 1969 to 
2021 

 Building Permits for the construction of the three (3) unit 
Townhome Dwelling, which approve driveways off of the 

alley 

5. Does the subject alley contain Fire Department connections that are deemed to 
be necessary for firefighting access? 

a. The alley does not contain any Fire Department connections. 

6. Does the subject alley lie within a Holding zone or other similar undeveloped 

areas where the right-of-way 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? 

a. The alley does not lie within a Holding zone or other similar undeveloped 
areas. 

Based on the above, the Planning Department deems the alley “indispensable”. 
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Notwithstanding the alley being deemed indispensable, the Planning Department is 
recommending that it be closed and conveyed to the owner of the subject property for 

the following reasons: 

 The aforesaid factors that deem the alley indispensable stem solely from the 
subject property’s use of the alley. 

 The conveyance of the alley to either of the other two (2) abutting properties will 
eliminate the subject property’s only means of vehicular access to Taylor 

Avenue. 

 The subject property is not permitted to have a driveway off of Campbell Avenue 

that would satisfy the parking requirements for the existing three (3) unit 
Townhome Dwelling. 

 A driveway off of an alley and a street is not permitted. 

It is our recommendation that, upon closure, the owner of the subject property be given 
a chance to acquire the alley. Hence the recommendation is to close and convey the 

alley to the owner of the subject property, which is contrary to the standard manner of 
conveyance of offering abutting properties first right to acquire their half of the alley. 

Risk Analysis: 

The recommended closure will divest the City of associated liability risks and 

maintenance costs. The recommended closure poses no known risk to City. 

Climate Change Risks 

Climate Change Mitigation: 

N/A 

Climate Change Adaptation: 

N/A 

Financial Matters:  

The rate for an alley conveyed to abutting lands zoned RD1.3 or RD2.2 is assessed at 
$1.00 plus HST (if applicable), deed preparation fee and proportionate share of the 
survey costs as invoiced to the City by an Ontario Land Surveyor. 

Consultations:  

Consultations were held with Municipal Departments and Utility Companies, which 
resulted in the information found in attached hereto as Appendix “C”. 

Notice of this application was issued to property owners abutting the alley by regular 
mail. 

The owner of 1660 Taylor Avenue, David Latouf, submitted a written objection to the 

alley closure via July 17, 2023 email, attached hereto as Appendix “F”. The owner 
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stated the possibility for flooding and elimination of access for maintenance purposes as 
the primary reasons for his objection. 

Property Standards By-law 9-2019 prohibits the release of storm water onto 
neighbouring properties. The elimination of access for property maintenance is not a 
valid reason for denying the closure of an alley. Notwithstanding, it is recommended that 

an easement be granted in favour of the owner of 1660 Taylor Avenue for access to 
repair and maintain the west face of their existing detached garage which is setback 

0.39 metres from the alley. This recommendation is based on the existing setback being 
less than the minimum setback of 0.60 metres set forth under Zoning By-law 8600. 

The owner of 1682 Taylor Avenue, Barb Brown, submitted written objections to the alley 

closure via June 28, 2023 and July 11, 2023 emails, attached hereto as Appendix “F”. 
The owner stated the City’s denial of her previous driveway request due to it being 

located within the Taylor Avenue right-of-way and loss of utility services are the primary 
reasons for her objection. 

There is no record of a driveway permit application being submitted for 1682 Taylor 

Avenue. The Planning Department is recommending that the alley be closed on the 
condition that an easement is granted in favour of Bell Canada and ENWIN Utilities Ltd. 

to accommodate their existing infrastructure within the alley. 

Notice of Development & Heritage Standing Committee meeting and Council meeting 
are published in the Windsor Star prior to each of the meetings. In addition, notice of 

each of the public meetings will be mailed to the abutting/affected property owners prior 
to the meetings. 

Conclusion:  

The Planning Department recommends closure of the alley shown on attached 

Appendix “A”, subject to easements in favour of Bell Canada, ENWIN Utilities Ltd. and 
the owner of 1660 Taylor Avenue, as in Recommendation II of this report. 

The closed alley is to be conveyed to the owner of the subject property as in 
Recommendation II report. 

Planning Act Matters:   

I concur with the above comments and opinion of the Registered Professional Planner. 

Greg Atkinson, MCIP, RPP Neil Robertson, MCIP, RPP 
Manager of Development  Acting City Planner 

I am not a registered Planner and have reviewed as a Corporate Team Leader 

JP  JM 
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Approvals: 

Name Title 

Greg Atkinson Manager of Development/Deputy City 

Planner 

Neil Robertson Acting City Planner / Executive Director, 
Planning & Development Services 

Stephanie Santos Coordinator of Real Estate Services 

Kate Tracey Senior Legal Council, Legal Services & 

Real Estate 

Jelena Payne Commissioner, Economic Development & 
Innovation 

Joe Mancina Chief Administration Officer 

Notifications: 

Name Address Email 

Ward 2 Councillor Fabio 
Costante 

350 City Hall Square West, 
Suite 220 

Windsor, Ontario 
N9A 6S1 

fcostante@citywindsor.ca 

List of mailing labels for property owners abutting alley issued to Clerks office 

   

Appendices: 

1 Appendix A - Drawing No. CC-1837 
2 Appendix B - EIS Drawing - Aerial Photo 
3 Appendix C - Consultations with Municipal Departments and Utility Companies 

4 Appendix D - Site Photos 
5 Appendix E - Classification of Alleys and Suitability for Closure 

6 Appendix F - Neighbourhood Concerns 
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APPENDIX “A” 
Drawing No. CC-1837 
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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 a 3.0 m wide easement, 1.5 m on either side of the aerial facilities, 
or over the entire closure area whichever is best suited. 

[Charleyne Hall - Bell Canada External Liaison, Right of Way & Indigenous Relation] 

 

COGECO CABLE SYSTEMS INC. 

No comments provided 

ENBRIDGE GAS 

After reviewing the provided drawing of the Alley Behind 1238 Campbell Ave 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. 
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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 1.0 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 

[Samuel Nguyen - Summer Student Engineer] 

 

ENVIRONMENTAL SERVICES 

No concerns from Environmental Services 

[Anne-Marie Albidone - Manager, Environmental Services] 

ENWIN UTILITIES - HYDRO 

No comments provided 

ENWIN UTILITIES - WATER 

No comments provided 
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LEGAL DEPARTMENT 

No comments provided 

MNSi 

No comments provided 

[Dave Hartleib - Outside Plant Manager] 

PARKS & FACILITIES 

No comments or issues with this SAA/6848 Liaison from Parks Design & Development, 
Natural Areas and Forestry. 

[Sherif Barsom - Landscape Architect] 

PLANNING DEPARTMENT 

No comments provided 

PLANNING DEPARTMENT - LANDSCAPE ARCHITECT 

No comments provided 

PUBLIC WORKS - ENGINEERING 

The subject alley closure is approximately 13 ft. wide, appears to be untraveled, and is 
composed of grass. There are no municipal sewers or manholes located in the alley. 

There are hydro poles and overhead wires located in the subject alley, a utility easement 
would be required. If the alley is closed, the owner of the closed portion of the alley must 
obtain a driveway permit to complete and maintain the driveway approach to City 

Standard AS-221 or AS-222. If the closure application is rejected, the property owner of 
1238 Campbell Avenue will be required to remove the encroaching gravel and concrete 

from the alley. The subject alley appears to serve no useful purpose under CR146/2005; 
therefore, we have no objections to the closure of this alley. 

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

PUBLIC WORKS - TRAFFIC 

Conveying the entire alley as shown will cut off access from 1268 Campbell to Taylor 

Avenue should either 1682 or 1660 Taylor purchase and close their portion of the alley 
and prevent 1268 Campbell from accessing their rear yard parking. 

[Mike Spagnuolo - Signal Systems Analyst] 

ROGERS COMMUNICATIONS 

No comments provided 
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TELUS COMMUNICATIONS 

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

[Meghna Patel - Permit Coordinator] 

TRANSPORTATION PLANNING 

Transportation Planning has no concerns. However, please note, if 1682 or 1660 Taylor 
Ave purchase and close their portion of the alley, this will prevent 1238 Campbell Ave from 

accessing their rear yard parking. 

[Clare Amicarelli - Transportation Planning Coordinator] 

TRANSIT WINDSOR 

No issues from Transit Windsor. 

[Jason Scott - Supervisor, Planning] 

WINDSOR FIRE 

Fire has no issue 

[Mike Coste - Chief Fire Prevention Officer] 

WINDSOR POLICE 

No comments provided 

[Barry Horrobin - Director of Planning & Physical Resources] 
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APPENDIX “D” 
Site Photos from July 5, 2023 Order to Comply  

(File No. VPW 23-31399)  

 
Figure 1 - Looking north towards alley from Taylor Avenue 

 
Figure 2 - Looking south from north end of alley (1238 Campbell Avenue on right) 
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Figure 3 - Looking south from north end of alley (1238 Campbell Avenue on right) 

 
Figure 4 - Looking south from midpoint of alley (1660 Taylor Avenue 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. 
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Committee Matters:  SCM 272/2023 

Subject:  Additional information regarding Public Communications 

Moved by: Councillor Angelo Marignani 
Seconded by: Councillor Fred Francis 

Decision Number: DHSC 558 

That the memo from the Commissioner, Economic Development & Innovation dated 

September 25, 2023 entitled “Additional Information Regarding Public Communications” 
BE RECEIVED for information.  

Carried. 

Report Number: SCM 266/2023 
Clerk’s Note: 

1. Please refer to Item 4.1 from the Development & Heritage Standing
Committee held on October 3, 2023.

2. To view the stream of this Standing Committee meeting, please refer to:
http://csg001-

harmony.sliq.net/00310/Harmony/en/PowerBrowser/PowerBrowserV2/20232
0231003/-1/9435

Item No. 8.8
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 Committee Matters:  SCM 266/2023 

Subject:  Additional information regarding Public Communications 
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City of Windsor | 350 City Hall Square West | Windsor, ON | N9A 6S1 
www.citywindsor.ca 

TO: Development and Heritage Standing Committee 

FROM: Commissioner of Economic Development and Innovation 

DATE: September 25, 2023 

SUBJECT: Additional information regarding Public Communications 

Dear Committee Members, 

As follow up to discussions at September’s DHSC meeting, we wanted to provide details regarding 

Administration’s multi-pronged approach to public communication and notification about planning 

applications.  

In accordance with the Ontario Regulation 545/06, notice of Planning Act applications are placed in the 

Windsor Star a minimum of 20 days prior to DHSC meetings.  Administration keeps a detailed table 

based on the Standing Committee schedule that highlights the deadlines and timeframes in which to 

provide the legislated notice.  Planning staff send any required notices to the Clerk’s Office, who in turn 

works with the Windsor Star to ensure that the notice is published within the prescribed timelines.  

Notices placed in the newspaper and meeting the minimum 20-day timeframe fulfill the required 

statutory notice under the Regulation.  

Although not required by the Planning Act, the Planning department has adopted the best practice of 

mailing a notice of Planning Act applications directly to property owners and residents within 120 metres 

(400 feet) of the subject property to inform the public about a development application in their 

neighbourhood.  Application information is provided to the Clerk’s Office for mailing concurrent with the 

newspaper notice (i.e. more than 20 days prior to the DHSC meeting). The intent is that mailed notices 

are received 20 days prior to the DHSC meeting.  

The notice placed in the Windsor Star and mailed to neighbours indicates that, “The Council Report is 

available ten days before the public meeting on the City of Windsor website at http://www.citywindsor.ca 

- search “Development & Heritage Standing Committee Agenda” and click on the meeting date stated

above.”

Planning Act applications, along with supporting reports and studies, are posted on the City’s Current 

Development Applications web page when a complete application is received (i.e. in advance of issuing 

the notice of pubic meeting).  The information remains on this web page until Council considers the 

application for final approval. 

Item No. 4.1
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COMMISSIONER OF ECONOMIC 
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City of Windsor | 350 City Hall Square West | Windsor, ON | N9A 6S1 
www.citywindsor.ca 

In February 2023, City Council approved a new pre-consultation process to address the impacts of Bills 

108 and 109.  The new process now requires developers to hold a public open house to introduce the 

development concept and gather feedback from the neighbourhood.  A report summarizing the open 

house and feedback received must accompany a complete development application.  Planning staff 

provide developers (or their consultants) with a mailing list of all property owners and residents within 

120 metres (400 feet) for the purpose of notifying the neighbourhood of the open house.  The process 

improves opportunities for public consultation and is intended to increase the level of awareness in the 

areas where a development proposal is being considered.  Attendees are to have the option to provide 

an email address to enable ongoing communications, including scheduling details of the DHSC and 

Council meetings. 

Administration strives for continuous improvement and implementation of appropriate best practices 

and will reach out to other municipalities to determine if any additional best practices can be replicated 

in Windsor.  Further methods to enhance communication and engagement will be forthcoming to 

Council later this fall.  

 

Approvals: 

Name Title 

Jelena Payne Commissioner, Economic Development 

and Innovation 

Anna Ciacelli on behalf of  

Steve Vlachodimos 

City Clerk 

Joe Mancina Chief Administrative Officer 
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Committee Matters:  SCM 245/2023 

Subject:  Official Plan Amendment and Zoning Bylaw Amendment Site specific 
regulations for Multiple Dwelling – Z 001-22 [ZNG-6653]   Riverside Horizons   

3251 Riverside Dr. E & 222 Belleview Ave - Ward 5 

Moved by: Councillor Kieran McKenzie 
Seconded by: Councillor Angelo Marignani 

Decision Number:  DHSC 546 

THAT the City of Windsor Official Plan, Volume II, Part 1 – Special Policy Areas, 
BE AMENDED by adding site specific policies as follows: 
1.# South Side of Riverside Drive, between Belleview Avenue and Pratt 

Street 

1.#.1 The property described as of Lots 56 & 57, Plan 597; Lots 1 & 2 Plan 

1563; and Part of Lot 101, Concession 1, in the City of Windsor, known 
municipally as 3251 Riverside Drive E & 222 Belleview Avenue, is 

designated a special policy area on Schedule A: Planning Districts and 
Policy Areas in Volume I – The Primary Plan. 

1.#.2 Notwithstanding Section 6.3.2.1 of the Official Plan, Volume I, a High 
Profile Residential Building shall be permitted on the subject property. 

THAT an amendment to City of Windsor Zoning By-law 8600 BE APPROVED 

changing the zoning of Lots 56 & 57, Plan 597; Lots 1 & 2 Plan 1563; and Part of 

Lot 101, Concession 1, in the City of Windsor, known municipally as 3251 
Riverside Drive E & 222 Belleview Avenue, from Commercial District CD1.7 and 

Residential District RD2.2 to Residential District (RD) 3.3; and, 

THAT subsection 1 of Section 20 of the City of Windsor Zoning By-law 8600 BE 

AMENDED for Lots 56 & 57, Plan 597; Lots 1 & 2 Plan 1563; and Part of Lot 

101, Concession 1, in the City of Windsor, known municipally as 3251 Riverside 

Drive E & 222 Belleview Avenue by adding site specific regulations as follows: 

483. South Side of Riverside Drive, between Belleview Avenue and Pratt

Street

For the lands described as for Lots 56 & 57, Plan 597; Lots 1 & 2 Plan

1563; and Part of Lot 101, Concession 1, in the City of Windsor, known
municipally as 3251 Riverside Drive E & 222 Belleview Avenue, the
following regulations shall apply:

Building setback from an exterior lot line abutting Riverside Drive - 3m 

Item No. 8.9
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Building setback from an exterior lot line abutting Riverside Drive or 
Pratt Place for that part of the building having a height of more than 

12.5m - 7.5 m  
 

Building setback from a lot line for that part of the building having a 
height of more than 12.5 m abutting any zone that permits single 
detached dwellings – 7.5 m 

 
Parking spaces shall be prohibited on the first and second floor of any 

structure within 7.5 m of an exterior building wall adjacent to Riverside 
Drive; 
 

Parking spaces shall be prohibited on the first floor of any structure 
within 7.5 m of an exterior building wall adjacent to Pratt Place  

 
Amenity Area – Minimum - 420 m2; 
 

Lot Area - Minimum -    3,500 m2; 
 

Lot Coverage - Maximum - 66%; 
 
Building Height – Maximum - 45.0m; 

 
Landscaped Open Space - minimum - 20%; 

 
Number of Dwelling units – maximum - 84 

 

(ZDM 6; ZNG/6053) 
  

THAT Lots 56 & 57, Plan 597; Lots 1 & 2 Plan 1563; and Part of Lot 101, 
Concession 1, in the City of Windsor, known municipally as 3251 Riverside Drive 
E & 222 Belleview Avenue, BE CLASSIFIED as a Class 4 area pursuant to 

Publication NPC-300 (MOECP Environmental Noise Guideline – Stationary and 
Transportation Sources – Approval and Planning); and, 

 
THAT the City Planner or their designate BE DIRECTED to provide a copy of the 

Council Resolution approving the Class 4 area classification and a copy of any 

development agreement or site plan agreement for the subject lands that 
incorporates noise mitigation measures to East Windsor Cogeneration Plant, 

Ford Motor Company Windsor Engine Plant, and Greco Aluminum Railings”; and, 
 
THAT the Site Plan Approval Officer CONSIDER the following matters in an 

approved site plan and/or executed and registered site plan agreement: 
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Incorporating additional, or modify existing, mitigation measures including 
warning clauses required for a Class 4 designation pursuant to Publication 

NPC-300 in any future Site Plan Control agreement. 
Carried. 

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

Report Number: S 93/2023 

Clerk’s File: Z/14347 & Z/14639 
Clerk’s Note: 

 

1. The recommendation of the Development & Heritage Standing Committee 
and Administration are the same. 

 
2. Please refer to Item 7.1 from the Development & Heritage Standing 

Committee held on September 11, 2023. 
 

3. To view the stream of this Standing Committee meeting, please refer to: 

http://csg001-
harmony.sliq.net/00310/Harmony/en/PowerBrowser/PowerBrowserV2/20230

911/-1/9432 
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 Council Report:  S 93/2023 

Subject:  Official Plan Amendment and Zoning Bylaw Amendment Site 
specific regulations for Multiple Dwelling – Z 001-22 [ZNG-6653]   
Riverside Horizons   3251 Riverside Dr. E & 222 Belleview Ave - Ward 5 

Reference: 

Date to Council: September 11, 2023 
Author: Jim Abbs, 

Senior Planner 
255-6543 x6317 
jabbs@citywindsor.ca 

 
Planning & Building Services 

Report Date: July 13, 2023 
Clerk’s File #: Z/14347 & Z/14639 

To:  Mayor and Members of City Council 

Recommendation: 

THAT the City of Windsor Official Plan, Volume II, Part 1 – Special Policy Areas, 
BE AMENDED by adding site specific policies as follows: 

1.# South Side of Riverside Drive, between Belleview Avenue and Pratt 

Street 

1.#.1 The property described as of Lots 56 & 57, Plan 597; Lots 1 & 2 Plan 

1563; and Part of Lot 101, Concession 1, in the City of Windsor, known 
municipally as 3251 Riverside Drive E & 222 Belleview Avenue, is 
designated a special policy area on Schedule A: Planning Districts and 

Policy Areas in Volume I – The Primary Plan. 

1.#.2  Notwithstanding Section 6.3.2.1 of the Official Plan, Volume I, a High 

Profile Residential Building shall be permitted on the subject property. 

THAT an amendment to City of Windsor Zoning By-law 8600 BE APPROVED 

changing the zoning of Lots 56 & 57, Plan 597; Lots 1 & 2 Plan 1563; and Part of 

Lot 101, Concession 1, in the City of Windsor, known municipally as 3251 
Riverside Drive E & 222 Belleview Avenue, from Commercial District CD1.7 and 

Residential District RD2.2 to Residential District (RD) 3.3; and, 

THAT subsection 1 of Section 20 of the City of Windsor Zoning By-law 8600 BE 
AMENDED for Lots 56 & 57, Plan 597; Lots 1 & 2 Plan 1563; and Part of Lot 

101, Concession 1, in the City of Windsor, known municipally as 3251 Riverside 
Drive E & 222 Belleview Avenue by adding site specific regulations as follows: 
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483.    South Side of Riverside Drive, between Belleview Avenue and Pratt 
Street 

For the lands described as for Lots 56 & 57, Plan 597; Lots 1 & 2 Plan 
1563; and Part of Lot 101, Concession 1, in the City of Windsor, known 
municipally as 3251 Riverside Drive E & 222 Belleview Avenue, the 

following regulations shall apply: 

Building setback from an exterior lot line abutting Riverside Drive - 3m 

 
Building setback from an exterior lot line abutting Riverside Drive or 
Pratt Place for that part of the building having a height of more than 

12.5m - 7.5 m  
 

Building setback from a lot line for that part of the building having a 
height of more than 12.5 m abutting any zone that permits single 
detached dwellings – 7.5 m 

 
Parking spaces shall be prohibited on the first and second floor of any 

structure within 7.5 m of an exterior building wall adjacent to Riverside 
Drive; 
 

Parking spaces shall be prohibited on the first floor of any structure 
within 7.5 m of an exterior building wall adjacent to Pratt Place  
 

Amenity Area – Minimum - 420 m2; 
 

Lot Area - Minimum -    3,500 m2; 
 
Lot Coverage - Maximum - 66%; 

 
Building Height – Maximum - 45.0m; 

 
Landscaped Open Space - minimum - 20%; 
 

Number of Dwelling units – maximum - 84 
 

(ZDM 6; ZNG/6053) 
  
THAT Lots 56 & 57, Plan 597; Lots 1 & 2 Plan 1563; and Part of Lot 101, 

Concession 1, in the City of Windsor, known municipally as 3251 Riverside Drive 
E & 222 Belleview Avenue, BE CLASSIFIED as a Class 4 area pursuant to 

Publication NPC-300 (MOECP Environmental Noise Guideline – Stationary and 
Transportation Sources – Approval and Planning); and, 
 
THAT the City Planner or their designate BE DIRECTED to provide a copy of the 

Council Resolution approving the Class 4 area classification and a copy of any 

development agreement or site plan agreement for the subject lands that 
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incorporates noise mitigation measures to East Windsor Cogeneration Plant, 
Ford Motor Company Windsor Engine Plant, and Greco Aluminum Railings”; and, 

 
THAT the Site Plan Approval Officer CONSIDER the following matters in an 

approved site plan and/or executed and registered site plan agreement: 

 
Incorporating additional, or modify existing, mitigation measures including 

warning clauses required for a Class 4 designation pursuant to Publication 
NPC-300 in any future Site Plan Control agreement. 

Executive Summary: 

N/A 

Background: 

Application Information: 

Location:   3251 Riverside Drive E & 222 Belleview Avenue Ward:  5  

Planning District: 04 – East Windsor  ZDM:  6 

Owner: Riverside Horizons 

Agent:  Dillon Consulting   (Melanie Muir) 
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Proposal: 

The proposed development includes the construction of one, twelve (12) storey 
residential building, with 84 units and 135 parking spaces between the proposed 

parking garage and a surface parking lot on site. The proposed building consists of 
three (3) storeys of parking (Ground Level and Floors 2 and 3) with nine (9) storeys of 

residential above. The proposed development requires 1.25 parking spaces per 
dwelling unit, for a total of 105 spaces being required with 135 being provided.  
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Figure 1:Concept Plan 

 

Figure 2:North Elevation (Riverside Drive) 
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Figure 3: East Elevation (Pratt Place) 

SUBMISSIONS BY APPLICANT: 

 Storm water Management Report (March 2023) 

 Riverside Horizons Planning Justification Report (October 2021 – Revised March 

2023) 

 Urban Design Brief (October 2021 – Revised March 2023) 

 Site Renderings  

 Building Floor Plans and Elevations 

 Noise Assessment 3251 Riverside Drive  

 Shadow Study, March 2023 

 Archaeological Assessment Report 

 

The Applicant is requesting a site specific zone that would permit the construction of a 

Multiple Dwelling with the following site specific regulations: 

 The minimum lot area to permit a site area of 3,500m2; 

 The maximum lot coverage from 45% (RD2.2) to 66%; 

 The maximum building height from 10.0m (RD2.2) to 45.0m; 

 The minimum landscaped open space yard from 35% (RD3.1) to 20%; 

 The maximum dwelling units per hectare from 225 to 240, and 

 That the site be designated a Class 4 area for the purposes of noise mitigation 

City Council Agenda - Monday, October 30, 2023 
Page 317 of 457



 Page 7 of 17 

Site Information:  

Official Plan Zoning Current Use Previous Use 

Residential  
Commercial District CD1.7  
and Residential District 
RD2.2 

3251 Riverside Dr. E 
Vacant/Parking Lot 

 222 Belleview Ave 
Residential  

3251 Riverside Dr. E 
Vacant/Parking Lot  

222 Belleview Ave 
Residential 

Lot Depth Lot width Area Shape 

varies +/- 75 m (Riverside Drive) 3599 m2 

Irregular 

   

All measurements are for the entire parcel and are approximate. 

Neighbourhood Characteristics: 

The proposed development is located on Riverside Drive, Between Belleview Avenue 

and Pratt Place on an irregularly shaped site with frontage on Riverside Drive East, 
Belleview Avenue and Pratt Place.  The current site is vacant, with a former parking lot 

on the eastern portion and a recently vacated and demolished single detached dwelling 
on the south-west side of the site.  Several parcels to the east along Riverside Drive 
and south on Pratt Place are zoned Residential District 3.4 (RD3.4), which permits high 

rise, multi-unit dwellings similar to the one proposed on the subject site. There does not 
appear to be any significant natural features on the site. 

Surrounding Land Uses: 

North   Riverside Drive East; 

Industrial – Ford Motor Company Transportation Shipping (MD1.3) 

Single Detached Residential Dwellings (RD1.1) 

East   vacant (former Single Detached Dwelling) (RD2.2) 

Multiple Dwelling buildings (RD3.4), including: 

 Pratt Place, Residential; 

 Lifetimes on Riverside (Retirement Residence); 

 Hazelview Properties; 

 Strabane Apartments. 

South  Single Detached, Semi-Detached and Duplex Dwellings (RD2.2) 

Rivershore Tower Multiple Dwelling Building (RD3.4) 

West  Belleview Avenue 
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Multiple Dwelling buildings (ID1.2) 
Single Detached Dwellings (RD2.2) 

Ford Powerhouse and East Windsor Cogeneration Plants (CD4.5) 
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Discussion: 

Provincial Policy Statement (PPS) 2020: 

The Provincial Policy Statement, (PPS) 2020 provides direction on matters of provincial 
interest related to land use planning and development and sets the policy foundation for 

regulating the development and use of land in Ontario.  

The zoning bylaw amendment would result in a development on a former Industrial site 

that was previously vacant and underutilized This is consistent with the Provincial Policy 
Statement in that the development promotes the efficient use of existing land, promotes 
cost-effective development patterns and standards to minimize land consumption and 

servicing costs. Related to this direction, the PPS states: 

“1.1.1(b) accommodating an appropriate range and mix of residential (including 

second units, affordable housing and housing for older persons), employment (including 
industrial commercial), institutional (including places of worship, cemeteries and long-
term care homes), recreation, park and open space, and other uses to meet long-term 

needs” 

e) promoting cost-effective development patterns and standards to minimize land 

consumption and servicing costs;” 

The requested Multiple Dwelling development promotes cost-effective development by 
redeveloping an under-utilized vacant site.  Allowing the proposed zoning bylaw 

amendment in this location contributes to minimizing land consumption and servicing 
costs by using a site that already has available infrastructure in the immediate area.  

The PPS also states: 

“1.1.2  Sufficient land shall be made available to accommodate an appropriate range 
and mix of land uses to meet projected needs for a time horizon of up to 20 years.” 

The PPS requires that land be available to diversify developments to meet the future 
needs of the community. The zoning by-law amendment is consistent with that 

requirement by accommodating new residential construction on lands designated for 
that purpose. 

The PPS also states: 

“1.4.1  To provide for an appropriate range and mix of housing types and densities 
required to meet projected requirements of current and future residents of the regional 

market area, planning authorities shall: 

a. maintain at all times the ability to accommodate residential growth for a minimum 
of 10 years through residential intensification and redevelopment and, if necessary, 

lands which are designated and available for residential development; and 

b. maintain at all times where new development is to occur, land with servicing 

capacity sufficient to provide at least a three-year supply of residential units available 
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through lands suitably zoned to facilitate residential intensification and redevelopment, 
and land in draft approved and registered plans.” 

The requested zoning bylaw amendment is consistent with the PPS in that 
intensification of the use of the site will provide additional “appropriate range and mix of 
housing types and densities”.  

“1.4.3 Planning authorities shall provide for an appropriate range and mix of housing 
types and densities to meet projected requirements of current and future residents of 

the regional market area by:  

a. permitting and facilitating:  

1. all forms of housing required to meet the social, health and well-being 

requirements of current and future residents, including special needs requirements; and 

2. all forms of residential intensification, including second units, and redevelopment 

in accordance with policy 1.1.3.3; 

b. directing the development of new housing towards locations where appropriate 
levels of infrastructure and public service facilities are or will be available to support 

current and projected needs; 

c. promoting densities for new housing which efficiently use land, resources, 

infrastructure and public service facilities, and support the use of active transportation 
and transit in areas where it exists or is to be developed;” 

Approving the Official Plan and zoning by-law amendments would support residential 

development using the infrastructure that is already in place, instead of requiring more 
expenditure on new infrastructure in a greenfield setting. In terms of supporting active 
transportation and transit, the site of the proposed zoning amendment is served by 

Transit Windsor on Wyandotte Street E. 

The proposed development is consistent with the PPS in that it promotes compact and 

transit supportive forms of development.  As well, this development will help to support 
the provision of a range of housing types in this area. 

The site is also very near to transit corridors, which provides a range of travel options 

for the residents.  The density of the development may help support the transit options 
that currently exist in this area. 

Official Plan: 

Section 3.3.2.2 of the Urban Structure Plan contained in the City of Windsor Official 
Plan identifies Riverside Drive as a City Corridor.  Residential development on a City 

Corridor may include high profile (26 to 58 metres in height), medium profile (14 to 26 
metres in height) and residential over retail at street, as well as row housing and lofts.  

The proposed development conforms with this policy. 
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Additionally, the site is subject to the Residential designation of the Official Plan.  The 
Residential designation in the City of Windsor Official Plan permits low and medium 

profile developments not greater than twenty-six (26) metres in height. The proposed 
development is 45m (12 storeys) in height which would not conform to Section 6.3.1.2 
of the Official Plan. 

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

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

This policy was implemented through OPA 159 and generally directs high profile 

development to the City Centre, Mixed Use Centres and Mixed Use Corridors.   

To prevent any confusion between the two conflicting sections of the Official Plan, the 

Planning Department recommends that a Site Specific policy area be applied to the site 
that will confirm that a High Profile Building be permitted at this location 

The applicant is requesting that a Site Specific policy area be applied to the site to 

permit a high profile building (45m) proposed  

Other residential buildings of similar height and form currently exist further east of this 

site. This indicates that the proposed Multiple Dwelling is compatible within its context. 

Discussions with applicant regarding original design resulted in a dramatically improved 
street presence and street scape by reducing the building footprint and increasing the 

building height.  The revised plan includes townhome style units on the ground floor 
level that can be accessed from the street, giving the first 3 floors of the development a 
more pedestrian friendly and a more appropriate streetscape adjacent to Riverside 

Drive and Pratt Place. 

The proposed development is consistent with the following goals and objectives of the 

City of Windsor Official Plan. 

Goal 6.1.1 is to achieve safe, caring and diverse neighbourhoods. Goal 6.1.2 seeks 
environmentally sustainable urban development. Goal 6.1.3 promotes housing suited to 

the needs of Windsor’s residents. Goal 6.1.10 is to achieve pedestrian oriented clusters 
of residential, commercial, employment and institutional uses. 

Objective 6.3.1.1 supports a complementary range of housing forms and tenures in all 
neighbourhoods. Objective 6.3.1.2 seeks to promote compact neighbourhoods and 
balanced transportation systems. Objective 6.3.1.3 seeks to promote selective 

residential redevelopment, infill and intensification initiatives. 

The proposed development will help to support a diverse neighbourhood that represents 

a sustainable community and will provide housing that is in demand. The proposed 
development will help to encourage a pedestrian orientated cluster of residential, 
commercial and employment uses. The proposed residential development represents a 
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complementary and compact form of housing and intensification that is near sources of 
transportation.  

Zoning By-law 

The site is zoned Commercial District CD1.7 and Residential District RD2.2.  neither of 
these zone categories permit the proposed use.  The applicant is proposing that the 

RD3.3 zone be applied, but specific regulations be applied to facilitate the proposed 
development. 

To facilitate the proposed development, the following site-specific regulations are 
proposed by the applicant. 

•  Minimum Lot Area - 3,500m2 

• The maximum lot coverage from 35% (RD3.3) to 66%; 

• The maximum building height from 30.0m (RD3.3) to 45.0m; 

• The minimum landscaped open space yard from 35% (RD3.3) to 20%; 

• The maximum dwelling units per hectare from 225 to 240. 

The RD 3.3 zone would permit the proposed Multiple Dwelling structure as a use, 

however a number of specific yard regulations will also be required. This site being 
unique (“L” shaped with Streets on 3 sides) will require its own set of regulations to 

facilitate the proposed development. 

Lot Area 

Administration recommends that the minimum lot area be set at the site’s current size. 

Lot coverage 

The proposed increase in lot coverage supports the goal of providing residential units in 
developments that exhibit compact urban form.  Increased lot coverage allows a 

development to provide more units, using existing infrastructure, on less land within an 
urban context.  

Building height 

The building height requested is partly as result of Administration’s request to create a 
development that would address Riverside Drive and Pratt Place with residential units 

accessible at ground level rather than presenting the facade of a parking garage to 
those streets. 

To ensure a transition in building height on the development site, any structure built on 
the site will be required to step up in height so as not to present the total height of 45 m 
immediately adjacent to the low profile development or to Riverside Drive.  The Building 

Height will be stepped as described in the regulation required by Administration.  
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Landscaped open space yard 

The proposed reduction in landscaped open space supports the goal of providing 

residential units in developments that exhibit compact urban form.  The reduction is 
mitigated by the location of the development, surrounded on 3 sides by municipal roads 
and by the large amount of amenity area proposed in this development.  Allowing the 

development to be close to Riverside Drive and Pratt Place ensures the development 
will address and be connected those streets at a pedestrian level, and will not isolate 

itself from it’s surroundings.  As well, the large amount of amenity area proposed 
mitigates the need for landscaped open space to serve the residents of the building.   

Dwelling units per hectare  

While in some cases the practice is to express the lot area as a per unit per unit ratio 
(41.67 m2/unit) to ensure the maximum number of units does not exceed the applicant’s 

current proposal should the applicant add additional lands to their holdings. Identifying 
the total number of units permitted on the site will provide better clarity and 
transparency describing the scope of the proposed development. (84 units) 

Additional regulations required by Administration 

Amenity Area 

As a result of enhanced amenity area used as justification for reduced yards and 
increased lot coverage, the amenity space supplied in this development should be 
codified to ensure that the Amenity Area is provided to the extent proposed in the 

Concept Plan. This is reflected in the minimum Amenity area requirement in 
administration’s recommendation.   

Set back 

To assist in mitigating the transition in development profile, the applicant’s concept plan 
indicates a 3.0m setback from Riverside Drive and Pratt Place for the base section of 

the building and an additional setback of the tower section from Riverside and Pratt.  
Additionally, administration is requesting an additional step back of the tower section 
adjacent to low profile dwellings south of the development site. 

Tower section setbacks 

From Riverside Drive: 

To ensure the development is constructed in a similar form as shown on the Concept 
Plan, and to prevent the building from overpowering Riverside Drive, Administration 
recommends that the tower section of the development be set back 7.5m (4.5m+3m) 

from Riverside Drive and Pratt Place. 

From Low Profile residential 

Section 3.4.1.4 (c) of the City of Windsor Intensification Guidelines (June 2022) states 
that where Medium and High Profile development abuts low profile properties, a 
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minimum 7.5 metre rear yard setback should be required. To assist the development in 
providing an appropriate transition from adjacent low profile development to the south, 

Administration recommends that the tower section of the development be set back the 
same 7.5m as from Riverside Drive and Pratt Place where the development is adjacent 
to a zone category where low profile development types are permitted.  This will 

specifically impact the southern limit of the development site. 

Parking Space Setback 

To ensure the parking spaces in the podium portion of the building are located in 
accordance with the Concept Plan provided, and do not become the predominate 
feature of the development along the Riverside Drive and Pratt Place frontages, 

Administration recommends adding site specific requirements that would prohibit 
parking spaces located on the first and second floors of the podium within 7.5 m of an 

exterior building wall adjacent to Riverside Drive and prohibit parking spaces located on 
the first floor of the podium within 7.5 m of an exterior building wall of adjacent to Pratt 
Place. 

Class 4 area 

The applicant has requested that the site be designated a Class 4 area for the purposes 

of noise mitigation. 

The Class 4 Area designation is an acoustical environment area where relaxed (higher) 
daytime and night time sound level limits from that otherwise permitted in an urban 

area, for both indoor and outdoor areas, may be considered.  

NPC-300 identifies a number of considerations to apply to a proposed Class 4 area and 
associated new noise sensitive land uses, including, but not limited to: 

• Submission of a satisfactory noise impact assessment which includes noise 
measures as required by NPC-300; 

• Appropriate notification to prospective purchasers that the dwelling is located in a 
Class 4 area, which may include, but is not limited to, agreements for noise mitigation 
registered on title, and appropriate warning clauses in future agreements of purchase 

and sale; 

• Providing a copy of the approved noise impact assessment and Class 4 area 

designation confirmation to surrounding owners of the stationary sources; 

Once a site is designated a Class 4 area, it remains as such, subject to the continuing 
presence of the stationary sources.  

Where a municipality designates a site a Class 4 area, the relaxed noise levels would 
apply to the Ministry’s Environmental Compliance Approval of the stationary source. 

In this case, the noise study submitted by the applicant identified existing stationary 
noise sources at the East Windsor Cogeneration Plant, Ford Motor Company Windsor 
Engine Plant, and Greco Aluminum Railings.  
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To utilize the Class 4 area noise levels, a municipality must provide formal confirmation 
of the Class 4 area designation, in this case through the approval of the 

recommendation contained in this report.   

Risk Analysis: 

N/A 

Climate Change Risks 

Climate Change Mitigation: 

The additional increase in the density of development on the site with access to existing 
bus routes and being close to commercial and community facilities will encourage the 
use of transit, walking and cycling as modes of transportation, thereby helping to 

minimize the City’s carbon footprint. 

Climate Change Adaptation: 

The site will be subject to site plan control and is part of a storm water detention system 
designed as part of this development. 

Financial Matters:  

N/A 

Consultations:  

Comments received from municipal departments and external agencies are attached as 
Appendix “A” to this report.  

Public Notice:  

The statutory notice required under the Planning Act was provided in the Windsor Star.  
In addition, all properties within 120m (400 feet) of the subject parcel received courtesy 

notice by mail prior to the Development & Heritage Standing Committee Meeting 
(DHSC) meeting 

Conclusion:  

Planner’s Opinion and Conclusions: 

The proposed use of this site as a development containing a Multiple Dwelling structure 
containing 84 units represents an efficient development that will have no adverse impact 

on the well-being of the City of Windsor.  The proposed development represents an 
appropriate residential use, adds to the range and mix of uses and will not cause any 
environmental or public health and safety concerns.  This development is consistent 

with the Provincial Policy Statement. 
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The proposed Multiple Dwelling represents a housing type and density that meets the 
requirements of current and future residents, that meets the social, health and well-

being of current and future residents, represents a form of residential intensification, is 
set in a location with access to infrastructure, public service facilities, and is close to 
commercial land uses. 

The proposed Multiple Dwelling is located within an area that contains other Multiple 
Dwelling buildings of similar form and is compatible within its context. 

The proposed zoning by-law amendment is consistent the PPS, with the policy direction 
of the City of Windsor Official Plan, is compatible with existing and permitted uses in the 
surrounding neighbourhood and constitutes good planning. 

Planning Act Matters:   

I concur with the above comments and opinion of the Registered Professional Planner. 

Greg Atkinson Manager of Development/Deputy City Planner 

Neil Robertson Acting City Planner 

I am not a registered Planner and have reviewed as a Corporate Team Leader 

JP 

Approvals: 

Name Title 

Greg Atkinson  Manager of Development/Deputy City Planner 

Neil Robertson Acting City Planner  

Wira Vendrasco      Deputy City Solicitor, Legal Services & Real Estate 

Jelena Payne Commissioner of Economic Development & 
Innovation 

Joe Mancina Chief Administrative Officer 

Notifications: 

Name Address Email 

Riverside Horizons Inc. 
(Wing On Li) 

4510 Rhodes Dr. Suite 520, 
Windsor ON N8W 5K5 

 

Dillon Consulting Limited 

(Melanie Muir)   

3200 Dezeil Drive, Suite 

608, Windsor ON N8W 5K8 
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Name Address Email 

Councillor Sleiman   

 

Appendices: 

 1 Z 001-22 Liaison Comments 
 2 Concept Plan 

 3 Urban Design Brief - March 2023 
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COMMENTS 

Jennifer Nantais – Environmental & Sustainability Coordinator 

The Environmental Sustainability and Climate Change Team would like to request an 

energy strategy. 

 

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. In addition, consideration for 

EV charging infrastructure and opportunities to increase resiliency such as providing 

strategic back-up power capacity is warranted.  

 

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 included.  

 

Stormwater Management: 

Consideration should be given, as per PPS 2020 Section 1.6.6.7 to maximize the extent 

and function of vegetative and pervious surfaces; and promote stormwater 

management best practices, including stormwater attenuation and reuse, water 

conservation and efficiency, and low impact development.   

 

Low Impact Design should be considered during Site Plan Review to address quantity 

and quality of stormwater leaving the site. The addition of Green Infrastructure here 

would be beneficial. Please see https://greeninfrastructureontario.org for examples. 

 

Please note that this area of Windsor has a risk of basement flooding. The applicant 

should be aware of this risk if developing basements in any buildings. 
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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.  

 

In addition we encourage the developer to consider community gardening space for 

residents. Local food production is very popular in Windsor and considering the size of this 

development a space for community garden boxes is warranted.  

 

 

Via Rail 

VIA has no concerns in principle, the only issue would be that the proponent may need 

to address railway generated noise if the site is within 300m of VIA’s right-of-way (not 

CN’s). 

 

 

Enbridge – Windsor Mapping 

After reviewing the provided drawing at 3251 Riverside Dr and consulting our mapping 

system, please note that Enbridge Gas has active infrastructure in the right-of-way 

surrounding 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 0.6m 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 
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Sherif Barsom – Parks D&D 

We just want to draw attention to the required tree protection during the construction 

processes for the existing ROW street boulevard trees which located at the Belleview Ave. 

and defined in the EIS as follows: 

1- Tree Norway Maple 

2- Tree Hackberry 

 

Otherwise, Parks Development has no comments pertaining the LIAISON:  Z-001/22 

[ZNG/6653] - Riverside Horizons - 3251 Riverside Dr E & 222 Belleview Ave.  

 

 

Jason Scott – Transit Windsor 

Transit Windsor has no objections to this development. The closest existing transit route to 

this property is with the Crosstown 2. The closest existing bus stop to this property is located 

on Wyandotte at Belleview Northeast Corner. This bus stop is approximately 270 metres 

from this property falling within our 400 metre walking distance guideline to a bus stop. 

This will be maintained with our Council approved Transit Master Plan.  
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ERCA 

The following is provided as a result of our review of Zoning By-Law Amendment Z-001-22 

ZNG 6653.The applicant is requesting a Zoning By-law Amendment from the RD2.2 and 

CD1.7 to a site specific zone similar to the Residential District 3.3 (RD3.3) zone to permit 

the construction of a 10 storey, 77 unit residential development with 129 parking 

spaces.  Site specific relief is required to facilitate the applicant’s desired building design, 

including requiring relief from: 

 The minimum lot area to permit a site area of 3,599m2; 

 The maximum lot coverage from 35% to 65%; 

 The maximum building height to 40.0m; 

 The minimum landscaped open space from 35% to 15%; and 

 Class 4 Area Designation (Noise and Vibration) to be applied to the building 

  

DELEGATED RESPONSIBILITY TO REPRESENT THE PROVINCIAL INTEREST IN NATURAL HAZARDS 

AND REGULATORY RESPONSIBILITIES ASSOCIATED WITH THE CONSERVATION AUTHORITIES 

ACT 

  

The following comments reflect our role as representing the provincial interest in natural 

hazards as outlined by Section 3.1 of the Provincial Policy Statement of the Planning Act 

as well as our regulatory role as defined by Section 28 of the Conservation Authorities Act. 

  

We have reviewed our floodline mapping for this area and it has been determined this 

site is not located within a regulated area that is under the jurisdiction of the ERCA 

(Section 28 of the Conservation Authorities Act).  As a result, a permit is not required from 

ERCA for issues related to Section 28 of the Conservation Authorities Act, Development, 

Interference with Wetlands and Alteration to Shorelines and Watercourses Regulation 

under the Conservations Authorities Act, (Ontario Regulation No. 158/06). 

  

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 Stormwater Management (PPS, 2020) 

ERCA has concerns with the potential impact of the quality and quantity of runoff in the 

downstream watercourse due to the proposed development on this site.  ERCA 

recommends that stormwater quality and stormwater quantity will need to be 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 further recommend that the stormwater management analysis, be completed, to 

the satisfaction of the Municipality, at Site Plan Control. We do not require further 

consultation on this file with respect to stormwater management. 

  

PLANNING ADVISORY SERVICE TO PLANNING AUTHORITIES - NATURAL HERITAGE POLICIES 

OF THE PPS, 2020 
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The following comments are provided from our perspective as an advisory service 

provider to the Planning Authority on matters related to natural heritage and natural 

heritage systems as outlined in Section 2.1 of the Provincial Policy Statement of the 

Planning Act.  The comments in this section do not necessarily represent the provincial 

position and are advisory in nature for the consideration of the Planning Authority. 

  

The subject property is not within or adjacent to any natural heritage feature that may 

meet the criteria for significance as defined by the PPS. Based on our review, we have 

no objection to the application with respect to the natural heritage policies of the PPS.  

  

FINAL RECOMMENDATION 

With the review of background information provided and aerial photograph, ERCA 

advises that a stormwater management plan be completed to the satisfaction of the 

City of Windsor, at Site Plan Control. 

 

 

Barbara Rusan – Building Department 

The Building Code Act, Section 8.(1) requires that a building permit be issued by the 

Chief Building Official for construction or demolition of a building. The building permit 

review process occurs after a development application receives approval and once a 

building permit application has been submitted to the Building Department and 

deemed a complete application.  

 

Due to the limited Ontario Building Code related information received, review of the 

proposed project for compliance to the Ontario Building Code has not yet been 

conducted.  

 

It is strongly recommended that the owner and/or applicant contact the Building 

Department to determine building permit needs for the proposed project prior to 

building permit submission. 

 

The City of Windsor Building Department can be reach by phoning 519-255-6267 or, 

through email at buildingdept@citywindsor.ca 

 

 

Enwin 

HYDRO ENGINEERING: 

ENWIN has existing overhead pole lines along the south limits with 16,000 volt primary and 

120/240 volt secondary hydro distribution. 

 

ENWIN has existing overhead pole lines along the north limits with 120/240 volt secondary 

streetlight distribution. 

 

ENWIN has existing overhead pole lines along the east limits with 120/240 volt secondary 

streetlight distribution. 
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Prior to working in these areas, we would suggest notifying your contractor and referring 

to the Occupational Health and Safety Act and Regulations for Construction Projects to 

confirm clearance requirements during construction. 

 

Also, we suggest referring to the Ontario Building Code for permanent required 

clearances for New Building Construction. 

 

WATER ENGINEERING: 

Water Engineering has no objections to the rezoning.  

 

 

Kristina Tang – Heritage Planner 

Built Heritage 
The subject property is located in close vicinity or adjacent to a number of identified heritage 
resource on the Windsor Municipal Heritage Register: 

3001 Riverside Dr E / 3150 Wyandotte St E Ford Powerhouse 1922 Arch. Albert Kahn
 Ford City 
~3150 Riverside Dr E  Ford Powerhouse Screen House 1923 Arch. Albert Kahn
 Ford City 
3336 Riverside Dr E  Damase Pratt House c1902 French 
Farm/Foursquare Ford City 
3368 Riverside Dr E  Charles Pratt House c1910 French Farm Ford 
City 
3404 Riverside Dr E  Cruickshank House c1893 Summer Residence 
Georgian Revival Ford City 
3404 Riverside Dr E  Cruickshank House Garage c1893 Summer Residence
 Ford City 
243 Pratt Pl   House 1921 Arts & Crafts Ford 
City 
 
Heritage sensitive considerations should be given to ensure that the proposed large-scale high 
rise is designed without negative impacts to the heritage resources and so as not to trigger later 
requests for a Built Heritage Impact Study/Heritage Impact Assessment (Heritage Impact 
Assessment Guidelines provided for reference). At this point, the Urban Design comments have 
requested for a Shadow Impact Study, which would be evaluated to determine the impacts on the 
nearby heritage resources.  
 
The proponent should demonstrate that there would not be negative impacts of vibrations from 
construction activity on adjacent heritage resources. Depending on the proposal, a Construction 
Vibration Assessment may be required later as a condition of SPC. 
 
Archaeology 
"Stage 1-2 Archaeological Assessment of 3251 Riverside Drive East in part of Lot 101, 
Concession 1 Petite Cote, Township of Sandwich, Now City of Windsor, Essex County, Ontario", 
Dated May 30, 2021, Filed with MHSTCI Toronto Office on N/A, MHSTCI Project Information 
Form Number P1289-0035-2021, MHSTCI File Number 0013878” has been entered into the 
Ontario Public Register of Archaeological Reports without technical review. 
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The reports states that “All work met provincial standards and no archaeological sites 

were identified during the Stage 2 assessment. If construction plans change to 

incorporate new areas that were not subject to a Stage 2 field survey, these must be 

assessed prior to the initiation of construction. In keeping with legislative stipulations, all 

construction and demolition-related impacts (including, for example, machine travel, 

material storage and stockpiling, earth moving) must be restricted to the areas that were 

archaeologically assessed and cleared by the Ministry of Heritage, Sport, Tourism, and 

Culture Industries through acceptance of the assessment report into the provincial 

register. As no archaeological resources were found on the subject property, no further 

archaeological assessment of the property is required.” 
 

The applicant is to note the following archaeological precautions:  

1. Should archaeological resources be found during grading, construction or soil removal 
activities, all work in the area must stop immediately and the City’s Planning & Building 
Department, the City’s Manager of Culture and Events, and the Ontario Ministry of Heritage, 
Sport, Tourism and Culture Industries must be notified and confirm satisfaction of any 
archaeological requirements before work can recommence. 

2. 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 Heritage, Sport, Tourism and Culture Industries 
and the Registrar at the Ministry of Government and Consumer Services if needed, and 
notification and satisfactory confirmation be given by the Ministry of Heritage, Sport, Tourism 
and Culture Industries. 

 

Contacts: 

Windsor Planning & Building Department: 

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

Windsor Manager of Culture and Events: 

Michelle Staadegaard, (O) 519-253-2300x2726, (C) 519-816-0711, 

mstaadegaard@citywindsor.ca 

Ontario Ministry of Heritage, Sport, Tourism and Culture Industries  

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

Windsor Police:  911 

Ontario Ministry of Government & Consumer Services A/Registrar of Burial Sites, War 

Graves, Abandoned Cemeteries and Cemetery Closures, 1-416-212-7499, 

Crystal.Forrest@ontario.ca 

 

 

Adam Coates – Urban Design 

Many of the design decision, site layout and building design choices have taken into 

account urban design principals that align with the City of Windsor Official Plan.  That 

being said, there are areas of concern that can still be addressed in order to ensure that 
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the proposed development is designed to function as an integral and complementary 

part of the areas existing development pattern.  

Consideration should be given to: 

 Building Height 

o The proposed building height may have an impact on the heritage properties 

located to the Northeast of the subject property, across Riverside Drive.  A shadow 

study would illustrate the extent of potential impacts on the adjacent properties.  

 Main Entrance to the Building 

o The controlled pedestrian entrance along Pratt Place could be designed to be 

clearly visible from the public R.O.W.  This can include elements that intuitively 

signify an entrance.  (eg. Change in building material, canopy or awning, 

increased glazing, change in exterior building plane, etc.) 

 Appealing Street Facades 

o The Riverside elevation along the ground floor has opportunity to be more visually 

interesting.  The use of parking along the ground floor, facing a scenic drive is not 

encouraged.  Further actions can be pursued through the use of Landscape 

treatments to help soften the interface between the public R.O.W. and the 

development along Riverside Dr.  

o Riverside Drive is designated as a Civic Way and as such has an impact on the 

image of the City of Windsor.  The building design can address the intersection of 

Riverside Drive and Pratt Place in a more sensitive manner, with regards to 

pedestrian scale and architectural proportions.  In the absence of being able to 

utilize permanent landscape elements in the daylight corner, it is encouraged that 

these concerns be addressed in the building design. 

 

 

Stefan Fediuk – Landscape Architect 

Pursuant to the application for a zoning amendment (Z-001/22) to permit site specific 

RD3.3 zoning on the subject, including requiring relief from: 

· The minimum lot area to permit a site area of 3,599m2; 

· The maximum lot coverage from 35% to 65%; 

· The maximum building height from 30.0m to 40.0m; 

· The minimum landscaped open space from 35% to 15%; and 

· Class 4 Area Designation (Noise and Vibration) to be applied to the building. 

Please note the following comments: 

Zoning Provisions for Parking Setback: 

The Planning Justification Report (PJR) provided by the applicant cites several 

documents including the City of Windsor Zoning Bylaw 8600 (ZB).   

It is recognized that the site is constrained by the intensity of the proposed development 

and the desire by the developer to provide additional buffer to the area residences 

immediate south of the site.   

Therefore, the Maximum Lot Coverage Allowed 35.0 % to a Proposed 65% and the 

Minimum Landscaped Open Space Required 35.0% of lot area to a Proposed 15% seem 

to be in conflict with that statement. 
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The PJR suggests that the landscape open space is minor in nature however, it 

represents a 57% reduction in the total landscape open space.  This is not to be 

considered a minor reduction as will severely limit the useable landscape open space 

as amenity areas and to combat climate change or address policies and objectives of 

the Official Plan as outlined in the Climate Change and Urban Design Sections of these 

comments.  

Based on the parking calculations provided on drawing SPC-2, there are 90 parking 

spaces required.  A total of 114 spaces have been provided within the parking structure 

for the residents of the building plus 17 additional spaces for visitors external for a total 

of 131 spaces.  This represents a surplus of parking of 24 spaces.  Section 3.4.9 of the PJR 

provided by the applicant, indicates that there is a great opportunity encourage use 

of public transit through this development.  With that, the overall landscape deficiency 

could be significantly reduced by removing the external parking lot in its entirety and 

moving it into the parking structure.  There would still be a surplus of 7 parking spaces 

and the impact on the immediately adjacent residences to the south would reduced.    
 

Climate Change: 

The Planning Justification Report (PJR) provided by the applicant cites several 

documents including the Provincial Policy Statement 2020 (PPS).  PPS Policy 1.7.1 

requires that development minimize negative impacts from changing climate and 

further emphasizes that climate change be mitigated through vegetation and Green 

Infrastructure in development (PPS 1.8.1 )f)).      

The PJR references energy conservation, air quality and climate change in section 3.4.9 

by identifying the impact and interconnectivity to existing public amenities, public 

transportation opportunities and compact form.  However, the report is silent on how 

the proposed site-specific reduction in landscape area will affect the resiliency of the 

development to the impacts of climate change. 

Urban Design: 

Both the Urban Design Brief and Planning Justification Report provided by the applicant 

cite several documents including the City of Windsor Official Plan (OP).   

The UDB section 1.1.2 Vision for Area Character references that the OP by stating:  

“City Council is committed to enhancing the enjoyment and image of Windsor, 

along with its people, through urban design principles. It is stated that a 

memorable, attractive and liveable city is one where people feel comfortable and 

are inspired by their surroundings. As such, development should use design to 

protect, maintain and improve the quality of life for present and future generations 

by integrating the principles of sustainability and place making.” 

While this reference includes a figure from a distant datum perspective, it does not 

address the need for human scale at the street level as found in Section 8.3 of the OP, 

relating to designing for pedestrian scale (8.3.1.2) and policies outlined in 8.3.2.2, by 

promoting: 

(a) the placement of continuous horizontal features on the first two storeys adjacent to 

the road; 

(b) the repetition of landscaping elements, such as trees, shrubs or paving modules; 
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Section 3.2 of the UDB also references proposed Public/Private Amenity Space 

Recommendations. These are only recommendations being made and not 

commitments.   

The amenity spaces cited in the UDB is minor in nature for the number of residents which 

will be occupying the development.   

1) The main amenity space at the NW corner is less than 3 standard parking spaces in 

size and will be subject to provision of a 4.5m daylight corner cut-off (referenced in 

section 3.3 of the UDB) that will further reduce the space and limit the vegetation that 

has been shown in the example photo on page 15.  The primary entrance to the 

underground parking also restricts this space, and as the only open space, facing 

Riverside Drive will likely be the home of any Pylon or ground sign for the development.  

All these features would make this space more of a landscaped open space rather 

than an inviting amenity area.    

2) The proposed open-air terraces are predominantly private with exception to the NE 

& SW corners and are all rendered in plan, elevation and renderings as hard surfaces. 

Overlaying the third floor with the parking deck floors below, it does not appear 

possible to provide any form of vegetation, and therefore these areas should be 

considered as building and not part of the landscape area calculations.  

Section 3.3 of the UDB references the Landscaping Recommendations. The requested 

site-specific zoning amendment including relief for the minimum landscaped open 

space from 35% to 15%.  This section of the UDB recognizes the importance of 

landscaping for aesthetics, shade, buffers and climate change resilience.  The setback 

along Riverside drive has been proposed as 2.5ft (0.76m) and to include planters.  Given 

that the wall of any planter is between 6-12” (0.15-0.30m), that would leave a very tight 

space that would only be capable of supporting smaller perennial plants, which would 

provide very little in teh way of height or long-term climate change adaptation.   

Additionally, Riverside Drive at this location is identified in the OP as part of the Greenway 

System Linkage (Section 4.2 and Schedule B) as well as a Civic Way (Section 8.7.2 and 

Schedule G).  Both sections require that the development to protect against climate 

change and human health through sustainable and responsive environmental design. 

Exteriror building designs along Civic Ways (OP 8.7.2.1) are to respect setbacks, scale and 

context, through reduction of visual dominance. The proposed parking structure has a 

singular uniform facade with little visual relief for pedestrians that stretches the entire 

length of the north frontage.  

 

RECOMMENDATION:  

It is recommended that an additional site-specific zoning provision be included, in 

conjunction with the other proposed amendments, specifying a minimum landscape 

setback from the Riverside Drive to a minimum of 3.0m to allow for the installation of 

narrower ornamental tree species with year-round interest, while not to exceed a mature 

height of 30ft (10m).  Such species would include: Liquidambar, Columnar Ginkgo, 

Pyramidal Magnolia, Pyramidal Beech, Ornamental Pear, or Pyramidal Horbeam.  This 

could be accommodated by moving the Garbage Room (8 ft wide) and Loading Space 

(11.92ft (3.6m)wide) from the southern end of the building internally to the main floor 

parking structure; allowing for the entire . 
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Site Plan Review:  

The site will be subject to Site Plan Control and it is further recommended that the 

applicant provide a conceptual landscape plan to be considered as part of that 

application review process. 

Recommendations 4, 5, and 6 of the UDB indicate an acknowledgement of the need for 

improvement to the landscape considerations for screening of the parking enclosure, 

pedestrian scale amenities and planting along Riverside Drive and Pratt Place.  

Furthermore, to provide privacy for the abutting residences through a mixed planting of 

tall growing conifers and deciduous trees to act as visual buffers from the third floor 

southern amenity area and any residential units, that may overlook into the provide yards 

of the residences along Pratt Place and Belleview Avenue.   

Parkland Dedication: 

All requirements will be determined at the time a Site Plan application is received. 

 

Transportation Planning – Rania Toufeili: 

 

- Riverside Drive East is classified as a Scenic Drive according to the Official Plan 

with a required right-of-way width of 24 meters. The Riverside Drive Vista 

Environmental Assessment does not identify any required land acquisition at this 

property and therefore no conveyance is required.  

 

- Belleview Avenue is classified as a Local Road according to the Official Plan with 

a required right-of-way width of 20 meters. The existing right-of-way width is 15.2 

meters, however a land conveyance is not being requested at this time.  

 

- Pratt Place is classified as a Local Road according to the Official Plan with a 

required right-of-way width of 20 meters. The existing right-of-way width is 16.8 

meters, however a land conveyance is not being requested at this time. 

 

- A 4.6 meter corner cut-off is required at the corner of Belleview Avenue and 

Riverside Drive East.  

 

- A 4.6 meter corner cut-off is required at the corner of Pratt Place and Riverside 

Drive East.  

 

- More details are required on the proposed emergency exit, how it will operate 

for use during emergencies and if it will be limited to an exit only. 

 

- All accesses shall conform to the TAC Geometric Design Guide for Canadian 

Roads and the City of Windsor Standard Engineering Drawings. 

 

- All exterior paths of travel must meet the requirements of the Accessibility for 

Ontarians with Disabilities Act (AODA). 

 

Environmental Services  
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- no objections. 

 

 

Pierfrancesco Ruggeri – Engineering & ROW 

The subject lands are located at 3251 Riverside Drive East and 222 Belleview Avenue. The 

applicant is proposing to construct a 10-storey, 77 dwelling unit residential development 

with 129 parking spaces. The lands are currently designated Residential and Commercial 

by the City of Windsor Official Plan and zoned Residential District 2.2 (RD2.2) and 

Commercial District 1.7 (CD1.7) by Zoning By-Law 8600. The applicant is requesting an 

amendment to Zoning By-Law 8600 to rezone the site to Residential District 3.3 with Site-

Specific provisions (RD3.3). 

 

SEWERS – This site may be serviced by a combination of the 600mm vitrified clay 

combined sewer on Riverside Drive East, 825mm RCP sanitary sewer on Riverside Drive 

East, 675mm RCP storm sewer on Riverside Drive East, 200mm vitrified clay combined 

sewer on Belleview Avenue, 375mm vitrified clay combined sewer on Pratt Place and a 

600mm RCP storm sewer on Pratt Place. A sewer servicing study is required to 

demonstrate that there is adequate capacity in the municipal sanitary and storm sewer 

networks. It must be demonstrated that no negative impacts will be realized by existing 

areas adjacent to the proposed development. This study must be completed in 

accordance with the City of Windsor Development Manual and the Windsor/Essex 

Region Stormwater Management Standards Manual. Approved site servicing drawing(s), 

lot grading plan(s), and a stormwater management plan are required. 

 

The applicant is currently in discussions with Public Works regarding the relocation of the 

900mm concrete pipe storm sewer that runs through the subject lands.  A cost sharing 

agreement between the two parties will be required, subject to Council Approval for the 

City’s share of the costs. 

 

RIGHT-OF-WAY – The Official Plan classifies Riverside Drive East as a Scenic Parkway. An 

Environmental Assessment for the Riverside Drive Vista Improvement Project does not 

identify any conveyances required along the frontage of this property. Schedule X of the 

Official Plan classifies both Belleview Avenue and Pratt Place as Local Roads, requiring a 

right-of-way width of 20.0m. The current right-of-way widths are 15.20m and 16.80m 

respectively; requiring a land conveyance of 2.40m and 1.60m, however, a conveyance 

is not being requested at this time. 

 

A 4.6 meter corner cut-off is required at the north-east corner of Riverside Drive East & 

Pratt Place, and also at the north-west corner of Riverside Drive East and Belleview 

Avenue. 

 

Pratt Place is deficient of Curb/gutter. As a condition of approval, the applicant will be 

construct curb and gutter across the entire Pratt Place frontage to the satisfaction of the 

City Engineer. The proposed vehicle access to the subject lands is from the abutting alley 

to the south. The applicant will be required to pave and provide drainage to the entire 

alley abutting the subject lands. If the surrounding sidewalks or boulevard in the right-of-
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way are damaged during construction, then they must be restored to the satisfaction of 

the City Engineer. 

 

Driveways are to be constructed as per AS-221 or AS-222, complete with straight flares 

and no raised curbs within the right-of-way. Redundant curb cuts and sidewalks shall be 

removed and restored in accordance with City Standards to the satisfaction of the City 

Engineer. More details are required on the proposed emergency exit, how it will operate 

for use during emergencies and if it will be limited to an exit only. A Street Opening permit 

will be required for any work in the right-of-way. 

 

In summary we have no objection to the proposed rezoning, subject to the following 

requirements (requirements will be enforced at the time of Site Plan Control):  

 

Site Plan Control Agreement - The applicant enters into an agreement with the City of 

Windsor for all requirements under the General Provisions of the Site Plan Control 

Agreement for the Engineering Department. 

 

Alley Paving – The owner shall agree to drain and pave at the owner’s entire expense, 

the alley abutting the subject lands. The minimum acceptable cross-section will be 230 

mm Granular “A’ and 75 mm surface course asphalt in accordance with Standard City 

of Windsor Specifications, Selected Granular Base Course (S4) and Hot Mix, Hot Laid 

Asphaltic Concrete (S-10). The geometrics of the pavement shall comply with City of 

Windsor Standard Drawing AS-201. All work shall be to the satisfaction of the City 

Engineer. 

 

Corner Cut-off – The owner agrees prior to the issuance of a construction permit, to 

gratuitously convey a 4.6m x 4.6m (15’x15’) corner cut-off at the north-east intersection 

of Riverside Drive East and Pratt Place and also at the north-west intersection of Riverside 

Drive East and Belleview Avenue in accordance with City of Windsor Standard Drawing 

AS-230. 

 

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

construct at their own expense and according to City of Windsor Standard Specifications, 

a concrete curb and gutter along the entire Pratt Street frontage of the subject lands.  

All work to be to the satisfaction of the Corporation’s City Engineer. 

 

Redundant Curb Cuts – The owner agrees to remove and reinstate any redundant curb 

cuts on Riverside Drive East and Belleview Avenue with full height curb and properly 

restore the area to the satisfaction of the City Engineer. 

 

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 system, satisfactory in content to the City Engineer and prior to 

the issuance of a construction permit.  The study shall analyze both the sanitary and 

stormwater flow from the proposed development.  The following information shall be 

provided in the stormwater study:  

 

1. Determine the drainage area for the outlet, 
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2. Develop a hydrologic model to analyze the drainage area for both the minor 

and major storm event to determine a conservative release rate, 

3. Provide hydraulic grade lines for both storm events as well as a grading plan 

depicting how the minor and major storm events will be contained. 
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1.0 Background

1.1 Purpose
Dillon ConsulƟng Limited (Dillon) has been retained by Riverside Horizons Inc. (the Developer), to provide 
an Urban Design Brief to assist in obtaining the necessary planning approvals associated with the proposed 
12 storey, 84 unit mulƟple dwelling residenƟal development with associated parking areas, including 
three (3) storeys of parking garage located at 3251 Riverside Drive East and 222 Belleview Avenue (the 
Subject Site) in the City of Windsor. This Urban Design Brief follows the requirements as specified in the 
Pre-Submission LeƩer dated February 2, 2021, and provides opportuniƟes and recommendaƟons for the 
Developer to consider which will help align the proposed development with the goals, objecƟves and 
policies found in the City of Windsor Official Plan.

1.1 Description of Site

1.1.1 ExisƟng Area Character

The subject site is located in the East Windsor Planning District on the south side of Riverside Drive East, 
east of Belleview Avenue and west of PraƩ Place. The northern, eastern, and western property lines abut 
three different streets, while the south lot line is adjacent to east-west alleys with low density dwellings, 
mulƟ-unit residenƟal and long term care faciliƟes to the east and west. The underuƟlized site is currently 
a paved parking area and a vacant single detached dwelling (222 Belleview Avenue), to be demolished.  
The undeveloped site is 0.35 hectares (0.87 acres), with 75.6m (248Ō.) of frontage on Riverside Drive East, 
50.2m (164.7Ō.) along Belleview Avenue and 51.7m (169.6Ō.) along PraƩ Place. 

The surrounding area is primarily residenƟal, with low rise development consisƟng of single detached 
homes, converted dwellings, and a three storey apartment building, as well as high rise development in 
the form of apartment buildings. In close proximity to the site are some industrial uses, namely the Ford 
Powerhouse and East Windsor CogeneraƟon Plant, and open spaces, such as Alexander Park. Beyond the 
immediate area of the site, there is a range of commercial, residenƟal, and industrial uses.  

PraƩ Place is a local neighbourhood street cross secƟon with one lane of traffic travelling in either 
direcƟon. Belleview Avenue is categorized as a one-way local neighbourhood street cross secƟon with 
only one lane of traffic travelling north and a parking lane. Riverside Drive East is designated as a Scenic 
Drive in the Official Plan (OP) and has lane of traffic travelling in both direcƟons with a wide painted 
median. There is no vegetaƟon on the site with three (3) street trees along the western edge of the site. 
Figure 1 – LocaƟon Map idenƟfies the subject site. 
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Figure 1 - Location Map

There are sidewalks running along all of the adjacent streets (Riverside Drive, Belleview Avenue, and PraƩ 
Place), which provide connecƟons into the larger pedestrian sidewalk network running throughout 
Riverside and the rest of the city. As well, there is a painted bike lane along both sides of Riverside Drive 
East that provides cyclists with connecƟons throughout the city.  

1.1.2 Vision for Area Character

The site, being located within the City of Windsor, is subject to the Urban Design policies detailed in the 
Official Plan.   City Council is commiƩed to enhancing the enjoyment and image of Windsor, along with its 
people, through urban design principles.  It is stated that a memorable, aƩracƟve and liveable city is one 
where people feel comfortable and are inspired by their surroundings.  As such, development should use 
design to protect, maintain and improve the quality of life for present and future generaƟons by 
integraƟng the principles of sustainability and place making. As depicted in Figure 2 – Streetscape 
Surrounding Subject Site, the height of the proposed development is keeping in context with the 
surrounding area. Along Riverside Drive, there are a number of high rise buildings in close proximity and 
the height of the proposed development, 45m (12 storeys) is in keeping with what currently exists along 
much of Windsor’s waterfront. 

The design aestheƟc of the proposed residenƟal development is drawn from The Ford Powerhouse, 
namely the red brick, fenestraƟon, and architectural details used on the exterior. The intent is to 
incorporate a similar brick style which is complimentary to The Ford Powerhouse, a neighbouring heritage 
building to the west.  
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Figure 2 - Streetscape Surrounding Subject Site
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1.2 Proposed Residential Development
The proposed development includes the construcƟon of one, 12 storey residenƟal building, with 77 
apartment style units, five (5) two (2)-storey townhome style units on the ground-floor fronƟng onto 
Riverside Drive East, and two (2) one (1)-storey townhome style units on PraƩ Place for a total of 84 units. 
The proposed building consists of three (3) storeys of parking (Floor 1 (Ground Level) to Floor 3) behind 
the 2 storey townhome units with nine (9) storeys of residenƟal above. On the ground floor of the mulƟple 
dwelling residenƟal building, seven (7) townhome style units are proposed along Riverside Drive East and 
PraƩ Place. 

The mulƟple unit residenƟal building will have an entrance from Riverside Drive East with the primary 
entrance located internal to the site, from the surface parking lot on the southwest porƟon of the subject 
site. Secondary entrances to the overall building are to be located along Riverside Drive East and PraƩ 
Place. The main entrance for each ground floor unit is accessed from inside the parking garage, with a 
paƟo and amenity space along the right-of-way. The proposed development requires 83 standard parking 
spaces, 6 accessible parking spaces, and 16 visitor parking spaces for a total of 105 spaces being required 
with 135 being provided between a three (3) storey parking garage and a small surface parking lot. 

There are two (2) proposed site access driveways, one from PraƩ Place and one from Belleview Avenue. 
An addiƟonal emergency exit from the parking garage is also proposed out to Belleview Avenue.

The lands are designated ResidenƟal in the City of Windsor Official Plan (OP).  The units within the building 
primarily face north, taking advantage of the Detroit River views to the north, and towards the east. The 
building proposes limited units with south facing windows, all of which limits the habitable windows and 
balconies compared with the north, west, and east elevaƟons. In order to ensure the privacy of the 
neighbouring properƟes, a 6.2 metre minimum separaƟon (setback from the building to the south 
property line of the alley) between the proposed parking garage and the exisƟng residenƟal dwellings 
adjacent to the subject site is proposed. The south elevaƟon does not contain any balconies, which 
protects the privacy for adjacent properƟes south of the subject site. There is a shared terrace proposed 
on the fourth floor of the building that includes a porƟon of the south elevaƟon. The terrace on this 
porƟon of the south elevaƟon is set back well over 10.0 metres from the adjacent properƟes to the south 
of the subject site, and will be screened with planning and a noise barrier wall.  

Seven (7) townhome style units are proposed on the ground floor of the development along Riverside 
Drive East and PraƩ Place. Along Riverside Drive East, the five (5) townhome style units are two (2)-storeys 
with two (2), one (1)-storey townhome style units proposed along PraƩ Place. Each of the townhome style 
units have a primary entrance from within the parking garage and a secondary entrance from the 
sidewalks along Riverside Drive East and PraƩ Place. Amenity space and paƟos are provided for each 
ground floor unit fronƟng towards the right-of-way. The townhome style units provide for a pedestrian-
scale development adjacent to the public realm.  In addiƟon, the residenƟal tower is set back above the 
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third storey, further offseƫng the 77 apartment-style units from the exisƟng low rise dwellings 
surrounding the subject site. This provides an appropriate distance so neighbours can maintain a sense of 
privacy on their properƟes. To further ensure the privacy of neighbouring properƟes, limited habitable 
windows are located on the south elevaƟon of the proposed development. 

The subject site fronts onto Riverside Drive East, which is classified as a Scenic Drive in the City of Windsor 
Official Plan (OP) Schedule F – Roads and Bikeways. The proposed development provides for parking on-
site and makes pedestrian movement safer and more convenient by maintaining the exisƟng sidewalk 
along the south side of the right-of-way. On Schedule G – Civic Image in the OP, Riverside Drive West is 
idenƟfied as a Civic Way. Civic Ways are intended to promote an aƩracƟve image of Windsor and maintain 
a sense of welcome and arrival for travelers. The exisƟng road paƩern in this neighbourhood will be 
preserved by this proposed development to enhance orientaƟon and maintain the image of Windsor. 
Landscaping is provided along the adjacent rights-of-ways to visually reinforce the locaƟon of the subject 
site on a Civic Way. 

The proposed development enhances the public rights-of-way through the use of design elements such 
as landscaping to establish a pedestrian-scaled public realm. As shown on Figure 2 – Streetscape 
Surrounding Subject Site, the proposed development will enhance the prominent vista of Windsor’s 
waterfront and skyline.    

Primary vehicular access will be from PraƩ Place, via a 2-lane driveway into the enclosed parking garage 
(one entry lane, and one exit lane to allow for turning in either direcƟon.) The majority of the parking is 
enclosed within the building, which includes three storeys of parking garage (First Floor, Second Floor, 
and Third Floor). Under the current proposal, a total of 127 vehicular parking spaces are to be provided 
within the parking garage. An addiƟonal 8 space surface parking lot will be constructed on the southwest 
side of the building, with access to Belleview Avenue and the open alley to the south for a total of 135 
parking spaces on site.  Refer to Figure 3 – Conceptual Site Plan – First Floor, Figure 4 – Conceptual Site 
Plan – Second Floor, and Figure 5 – Conceptual Site Plan – Third Floor.
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Figure 3 - Conceptual Site Plan – First Floor
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Figure 4 - Conceptual Site Plan – Second Floor
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Figure 5 - Conceptual Site Plan – Third Floor

The proposed residenƟal building will be located 1.0 metre from the western property line and will 
accommodate landscaping on the northwestern corner of the lot, including a 4.5 metre by 4.5 metre 
daylight corner as required by the City of Windsor. The building is set back 3.0 metres from the northern 
and eastern property lines abuƫng Riverside Drive East and PraƩ Place with a standard 4.5 metre by 4.5 
metre daylight corner being provided at the intersecƟon of the two streets.  The building has been 
configured at this corner to allow for the daylight corner and appropriate sight lines on the three parking 
garage levels with a canƟlever design for the upper residenƟal floors.  These setbacks will accommodate 
landscaping that will enhance the aestheƟcs of the development and the pedestrian realm along the 
public sidewalk. Along the southern property line abuƫng neighbouring homes, a 2.0 metre minimum 
setback is proposed. The proposed locaƟon of the building from the southern lot line ranges from 2.2 
metres at ground level up to over 10.0 metres on the upper floors, with the addiƟonal 4.0 metres of the 
exisƟng alley, as a means to enhance the privacy for residents in the low rise residenƟal dwellings by 
providing an appropriate distance between all residenƟal dwellings.

There is direct access to the residenƟal units via the enclosed parking garage and from outside the building 
on the north and west sides. The primary building entrance is located on the west side of the building 
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adjacent to the surface parking area fronƟng onto Belleview Avenue, with secondary building entrances 
accessible from Riverside Drive East, Belleview Avenue, and from within the enclosed parking garage. 
Refer to Figure 6 – North ElevaƟon, Figure 7 – West ElevaƟon (Belleview Avenue), Figure 8 – Inner South 
ElevaƟon, Figure 9  – Inner West ElevaƟon,  Figure 10 – South ElevaƟon, and Figure 11 – East ElevaƟon 
(PraƩ Street). 

Figure 6 - North Elevation

Figure 7 - West Elevation (Belleview Avenue)
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Figure 8 - Inner South Elevation

Figure 9 - Inner West Elevation
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Figure 10 - South Elevation

Figure 11 - East Elevation (Pratt Street)

Private unit amenity spaces, in the form of balconies, facing Riverside Drive East to the north and PraƩ 
Place to the east will be provided. In addiƟon a clubhouse, internal to the building, as well as common 
terraces for the residents on the north side are provided on the fourth floor (first residenƟal floor) of the 
building as addiƟonal amenity areas. There is a large fourth floor terrace proposed for provide private 
communal space on the southeast side of the building near PraƩ Place. The fourth floor terrace will include 
a community garden area, adding to the amenity space available for future residents. 
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The floor plan for the first residenƟal floor is shown in Figure 12 – Floor Plan for ResidenƟal Floor 4. Refer 
to Figure 13 – Floor Plan for ResidenƟal Floors 5 to 9 for the remaining floor plans of the proposed 
residenƟal development. 

Figure 12 - Floor Plan for Residential Floor 4
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Figure 13 - Floor Plan for Residential Floors 5 to 9
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To soften the façade along Riverside Drive, there is a 3.0 metre setback that includes an area for
landscaping. Despite the limited landscaping space provided on the ground floor of the subject site, there
is a patio proposed along the north elevation of the building and large 291.10 m2 (3,133.43 sq. ft.) terrace
is proposed on the fourth floor facing south and west, which will provide space for a community garden
area, a patio, and seating area to be provided. In addition, balconies will provide amenity space for each
dwelling unit. The landscaping buffer provided along the development’s frontage and the garden space
provided on the terrace will help augment the decreased landscaping on the ground floor.
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2.0 Urban Design Evaluation
To determine appropriateness of the proposed development, an evaluation of the site context, building
massing, and site/landscape treatment has been undertaken. The planning rationale for the project
addresses the various policies and criteria in the Official Plan and identifies and evaluates the potential
issues associated with the proposed development. The urban design evaluation assesses how well the
proposal integrates with the context and whether the design is appropriate within its setting.

2.1 Context and Orientation
The City of Windsor Official Plan and the Provincial Policy Statement (PPS) promote the development of
‘Strong, Healthy Communities’ which include a provision of a variety of types and densities of housing
forms. This diversity in the residential housing stock allows for a wider range of opportunities for residents
of Windsor to live and to allow them to age in place. Both documents also outline the importance of
providing pedestrian scale neighbourhoods.  This particular site is currently vacant and sits within the East
Windsor Planning District.

The subject site, which is located along Riverside Drive East between Belleview Avenue and PraƩ Place, is 
nestled within an exisƟng residenƟal area in close proximity to the Detroit River. Adjacent land uses are 
mainly residenƟal, comprised of high-rise apartment buildings, a low-rise apartment building, single-
detached dwellings, and converted dwellings, with an industrial use located on the opposite side of 
Riverside Drive East. The height, massing and scale of the exisƟng high-rise residenƟal developments 
provide a context for the proposed development. See Figure 2 – Streetscape Surrounding Subject Site for 
a comparison between exisƟng high-rise developments in the area and the proposed development. 
Connected townhome style units are proposed along the Riverside Drive East and PraƩ Place frontages to 
enhance the public-realm with a pedestrian-scaled design. Other nearby land uses include addiƟonal 
residenƟal and industrial developments, as well as commercial and insƟtuƟonal uses within walking 
distance from the site. A large open space area along the Detroit River is in close proximity to the site, 
along with more open space areas to the east. 

Site Specific Official Plan and Zoning By-Law Amendments are being sought for the subject site to permit 
the development. The ResidenƟal District 3.3. Zone will be used as the base for the amendment. The 
proposed development is in keeping with the neighbouring heights and densiƟes found along Riverside 
Drive. Many of the mulƟ-unit residenƟal dwellings along this stretch of Riverside Drive have similar 
setbacks and heights. The townhome style units along Riverside Drive East and PraƩ Place provide for a 
transiƟon between the high-rise mulƟple dwelling building and the low-rise single and semi-detached 
dwellings along PraƩ Place. All of which maintains the exisƟng context of the surrounding neighbourhood. 
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2.2 Public Realm and Private Amenity Area
The proposed development has provided outdoor amenity spaces for residents to utilize. Every unit has
access to a private balcony or a patio (ground floor townhomes). There is also a common terrace proposed
on the fourth floor along the north portion of the building as part of the clubhouse, and a larger terrace
on the southwest portion of the building on the fourth floor. The southwest amenity area is 291.10 m2

(3,133.43 sq. ft.) and includes a community garden, patio space, and a seating area.

Residents will also have access to a landscaped outdoor area which is located at ground level at the
northwest corner of the site at the corner of Riverside Drive East and Belleview Avenue. Alexander Park
is located approximately 700 meters from the subject site, which provides additional outdoor recreational
space for residents. Seating, a shade structure, tree planting and decorative gardens will help to improve
the aesthetic appearances of the exterior of the building. There are no apartment-style dwelling units
proposed for the ground floor up to the third storey as these floors are proposed as a covered parking
area for future residents. The ground level townhome style units are setback 3.0 metres along Riverside
Drive East and Pratt Place with fencing for each unit’s private patio space. As a result, providing visual and
physical separation for any private amenity spaces on the ground floor level is not a concern.

There is a proposed sidewalk provided from the existing pedestrian network along Belleview Avenue,
connecting to the west entrance of the proposed residential building. The front entrance along Riverside
Drive East is proposed with a connection from the existing sidewalk. In addition, pedestrian sidewalks are
provided from the existing sidewalk network along Pratt Place leading to the entrances on the east side
of the building. The garbage and recycling room is located on the ground floor in the rear of the building
interior to the site to minimize exposure to the residents. A garbage pickup area is proposed on the
southwest side of the building, fronting directly towards the existing alley that runs along the southern
property line of the subject site, with access provided between Pratt Place, Belleview Avenue, and south
to Wyandotte Street East. Waste and recycling receptacles will be wheeled out to the drop off area outside
of the garbage room on pick up day.

Currently there are liƩle to no street tree planƟngs along the development site. The proposed 
development looks to provide vegetaƟon to soŌen the interface of the façade along Riverside Drive and 
the public realm. VegetaƟon and planƟngs can enhance the pedestrian realm along the public right of way 
and to improve microclimaƟc condiƟons including protecƟon from wind, sun etc. Due to the required site 
visibility triangles on the northeast and northwest corners of the subject property, vegetaƟon cannot be 
planted within these areas.   

2.3 Built Form and Massing
The residential apartment building is twelve (12) storeys in height, which is similar to the context of the
surrounding area to the east, which is comprised of other high-rise residential buildings. Within the
Residential land use designation, high profile developments are not currently permitted. Given that the
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proposed development is twelve (12) storeys in height, a site specific Official Plan Amendment is required
as per Section 6.3 of the City’s Official Plan to permit High Profile buildings. The proposed building is
expected to be 45 metres in height, and will be located in an area of Windsor with several existing multi-
unit residential buildings that range in height between 20 and 36 metres. A Shadow Study, prepared by
Dillon Consulting, demonstrates that the proposed development will have no major impacts on the
surrounding properties.

The orientaƟon of the building and the restricƟng of the residenƟal units facing the south side of the 
building is intended to minimize the effect on the neighbouring low rise on PraƩ Place and Belleview 
Avenue, reducing any concerns regarding privacy. Vehicular access to the enclosed parking garage is from 
PraƩ Place and is located towards the rear of the development, away from Riverside Drive East, which 
aims to provide an improved pedestrian realm. The townhome style units screen the first two floors of 
the enclosed parking area from Riverside Drive East and a single floor along PraƩ Place further 
contribuƟng to a more pedestrian friendly streetscape. On the third floor, above the townhome style units, 
the enclosed parking area provides a visual transiƟon to the apartment style units setback above. 

There are pedestrian sidewalks that provide access to the enclosed parking area, one from Riverside Drive 
East near the intersecƟon with PraƩ Place and the other from the main driveway off of PraƩ Place as well 
as to each of the townhome style units. The main pedestrian access is located at the corner of Riverside 
Drive East and PraƩ Place, which has a unique setback design that leads into the parking garage. A 
sidewalk connecƟon to the parking area from Belleview Avenue to the secondary building entrance will 
be provided as well. An emergency access for vehicles from the parking garage to Belleview Avenue is 
located on the west elevaƟon at the corner of Riverside Drive East and Belleview Avenue.      

The materials proposed for the façades are complementary to the existing neighbourhood which consists
of more neutral brick and mortar building faces. Design inspiration for this development is drawn primarily
from the architectural style of The Ford Powerhouse, located to the west of the site. The community
surrounding the subject site has a long history influenced significantly by the Ford Motor Company. In fact,
this part of the City of Windsor was formerly part the municipality of Ford City. Ford City emerged in the
early 20th century due to the success of the Ford Motor Company and attracted workers and residents to
the area. Given the nature of Ford City, the area contained many buildings constructed in a style specific
to early 20th century industrial design. A hallmark of this design style is the use of red brick. The primary
design inspiration for the proposed development is The Ford Powerhouse. It was designed by renowned
architect Albert Kahn and constructed in 1923. The Ford Powerhouse, along with the former Our Lady of
the Rosary Church (Waters Edge Event Centre), are two of the remaining structures in the area from the
early 20th century and are identified on the City of Windsor Heritage Properties Inventory.

The proposed development incorporates masonry into the built form through the use of red brick, which
has a long-standing history in the community. Similar to The Ford Powerhouse, the red brick is visually
divided by the use of concrete details throughout the exterior of the proposed development. The
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proposed development will also incorporate black mullions into the design, which is similar to the
fenestration found at The Ford Powerhouse and other long-standing structures in the community. The
details found on the façades of The Ford Powerhouse can be seen in Figure 14 – Exterior Façade of the
Ford Powerhouse Building.

The mix of bricks and glazing proposed for the townhome style units help to break up the look of the 
façade and the neutral colours are consistent with the surrounding community.  The façade of the upper 
floors have some variaƟon in the materials and the setback of the building to break up the look of a 
conƟnuous wall. The south walls, and some of the west walls, are comprised largely of brick with some 
windows, limited balconies, and masonry detailing to provide variaƟon. 

Figure 14 - Exterior Façade of the Ford Powerhouse Building
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3.0 Recommendations
Through this urban design evaluation, a number of recommendations have been developed to help align
the proposed development with the vision for the area. The recommendations pertain to the building
materiality and massing, public connections, landscape and visual aspects of the proposed development.
The aim should be to lessen the impact of the higher density development on the adjacent lower density
neighbourhood as well as complement and enhance the public realm right of way along Riverside Drive
East, Belleview Avenue, and Pratt Place. The recommendations are outlined below.

3.1 Building Massing and Materiality Recommendations
The main entrances should be clearly defined to avoid confusion, especially for visitors. The Developer 
should consider adding more visually prominent and welcoming features to the entrances on both sides 
of the building. Elements could include a change in material such as glazing/glass or architectural elements 
to provide disƟncƟon.

The proposed development incorporates prominent features to the entrances of the building. The main 
pedestrian entrance is located at the corner of Riverside Drive East and PraƩ Place. This entrance includes 
glazing details and is proposed in a locaƟon that clearly defines the entrance for future users. Above the 
ground level units, there is a change in materials that visually disƟnguishes the townhome style units from 
the upper floors with apartment style units. 

To beƩer integrate into the surrounding area and to create a more aestheƟcally interesƟng development, 
the Developer should consider intervenƟons pertaining to the massing of the building to be in harmony 
with the neighbouring development. The development, as it stands, does not appear to have a major 
impact on the adjacent properƟes and fits with the character of the Riverside Drive East streetscape. The 
introducƟon of ground level units along Riverside Drive East and PraƩ Place break up the appearance of 
a monotonous wall. 

Example of elements used to indicate an
entrance

Example of glass/glazing entrance
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The side walls of the building, especially the façades on the ends of development which face the adjacent 
residenƟal neighbourhoods and a porƟon of Belleview Avenue should have brickwork or other features 
that provide interest and harmonize with the balance of the neighbourhood. By having similar treatments 
as the north façade, the enƟrety of the building maintains visual interest. To respect the privacy and scale 
of the neighbouring dwellings, the windows on the south façade of the building are limited in number and 
size, and are primarily hallway access corridors. 

              

The fenestraƟon for the proposed development incorporates similar details found at the Ford 
Powerhouse Building. Namely, the verƟcal and horizontal detailing of each window. In addiƟon, the 
predominantly brick exterior of the proposed development is broken up with concrete detailing in a 
similar fashion to the Ford Powerhouse Building and neighbouring high rise developments east of the 
subject site. To best fit with the exisƟng character of the neighbourhood, the proposed development 
incorporates a modern interpretaƟon of the design aestheƟc and desire to play homage to the important 
history of the area.

3.2 Public / Private Amenity Space Recommendations
The main outdoor amenity space proposed is the landscaped area at the northwest corner of the building, 
adjacent to the intersecƟon of Riverside Drive East and Belleview Avenue, and around the surface parking 
area closest to Belleview Avenue. In addiƟon, open air terraces are proposed on the fourth floor, one 
along Riverside Drive, as part of the club house lounge area and one on the west side of the proposed 
development. A community garden space is proposed on the west side of the fourth floor terrace. This 
space adds to the amenity space available for future residents. These open air terraces are proposed 
above a porƟon of the garage, where the residenƟal tower is setback. The west-facing open air terrace is 
separated from the exisƟng residenƟal dwellings via a rear-yard setback providing over 6.0 metres of 

Example of colour and material variation on
building façade

Example of architectural articulations and
window fenestrations
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separaƟon from the neighbouring dwellings to the south, and is at a height which precludes residents 
from imposing on the privacy of neighbours.  In addiƟonal, a noise barrier wall will be installed along the 
outside walls of the terrace further screening the terrace from the exisƟng residents. Other amenity space 
is available for future residents via the club house lounge space located within the building on the fourth 
floor. 

This is an important amenity for residents of the development as well as the surrounding community as a 
gathering space and rest area. The amenity area should be appealing and provide a connecƟon from the 
public right-of-way. Internal circulaƟon, such as sidewalks and pedestrian thoroughfares, are also 
important outdoor ameniƟes. 

Example of using landscaping to delineate outdoor amenity space.

Amenity spaces should be visually or physically accessible from the public right-of-way for safety purposes 
and to maximize use. This can be done with changes in materials, pedestrian paths, landscaping, lighƟng 
and other public realm features which would invite users into the space. We would recommend that 
seaƟng, landscaping and lighƟng be provided throughout the site in the final design, creaƟng mulƟple 
viewpoints in both shade and sunny locaƟons for four season use. 
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Efforts should be made to incorporate aspects of sustainability and climate change proacƟvity within the 
development. Along with designing a more energy efficient building, the outdoor amenity spaces can 
become sustainable as well. This can be accomplished by efforts such as choosing sustainable materials 
and incorporaƟng stormwater management into the design (i.e. permeable pavers, rain gardens, 
stormwater collecƟon, etc.), as well as incorporaƟng only local materials and planƟng.

Example of sustainable design, which incorporates permeable pavement to help with stormwater
management1

Private amenity space has been considered and is important for the residents of the proposed 
development. Each apartment style unit includes a private balcony. The units on the north side of the 
building have balconies that face north towards Riverside Drive East with the units on the east side of the 
building all facing towards PraƩ Place. On the ground floor, each townhome style unit has a private paƟo 
fronƟng onto the public right-of-way. The proposed private balconies and paƟos offer residents their own 
outdoor amenity space, which is an extension of their homes. 

1 “Permeable interlocking concrete pavement,” Paving the Future, accessed October 6,
2021, https://landscapeontario.com/paving-the-future.
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The community garden space on the fourth floor contributes to the available amenity space for future 
residents. In addiƟon, planƟngs are proposed on the fourth floor terrace that will enhance the amenity 
space provided for future residents. Other private amenity space will be provided within the building, 
allowing residents to meet and interact when necessary. 

3.3 Landscaping Recommendations
The site has potenƟal to beƩer incorporate trees and vegetaƟon within the property’s boundaries, 
contribuƟng to the exisƟng urban tree canopy in the vicinity. The concept plan showcases some areas 
which can be treated with strategic landscaping which would improve the aestheƟc for the amenity area 
for residents and to soŌen the transiƟon for residents and pedestrians in the adjacent neighbourhood. 
Areas for planƟng are provided along the paƟos of each townhome style unit adjacent to the public realm.  

A landscaped buffer as well as fencing will be installed between the south-facing exterior of the building 
and the alley, as well as on the west-facing exterior of the building and the neighbours. Due to the 4.5m 
by 4.5m daylight corners required at both intersecƟons - PraƩ Place and Riverside Drive as well as 
Belleview Avenue and Riverside Drive, the area for planƟng trees or vegetaƟon on the subject property is 
limited. PlanƟng is not permiƩed within the required site line setbacks; however, landscaping can be 
provided along some of the west porƟons of the site as well as the possibility for planters included along 
the sidewalk or between the daylight corner and the building on the east porƟon of the site. Incorporated 
within the proposed development, planters will be added on the fourth floor terrace space, enhancing 
the green space within the subject site. Landscaping features can be incorporated along the frontage of 
the development facing Riverside Drive East and PraƩ Place. This will improve the pedestrian environment 
for future residents as well as neighbouring properƟes that use the sidewalks. 

The Developer should consider adding screening vegetaƟon to lessen the visual impact of the surface 
parking lot from the adjacent parcel as well as from the street. In addiƟon to views from outside the site, 
there is also opportunity to provide addiƟonal planƟng within the parking areas for improved aestheƟcs. 
The Developer should also consider organized landscape planƟngs to add aestheƟc quality the space in 
between the building and property lines where the informal and formal amenity spaces are being 
proposed.

A Landscape Plan should be completed for the subject site as part of Site Plan Control approval. 

3.4 Surrounding Context
Given the locaƟon of the subject site, there is an opportunity to incorporate design elements that enhance 
both the proposed development as well as benefit the surrounding area. 
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3.4.1 Ford City Community Improvement Plan

The site is located directly outside of a Community Plan Area boundary; however, the building design sƟll 
incorporates elements from the Ford City Community Improvements Urban Design Guidelines and Policies. 
As per the Guidelines and Policies, the scale of the building is consistent with heights, mass, widths, and 
proporƟons (Ford City CIP, 4.3.2.4.1). This is evidenced in Figure 2 – Streetscape Surrounding Subject Site, 
which shows the proposed residenƟal development compared with other exisƟng high-rise developments 
in the area. The building is orientated towards the right-of-way and along the exterior property line as a 
means to frame and strengthen the street edge (Ford City CIP, 4.3.2.4.2). Further, the at-grade entrances 
of the residenƟal building should be prominent and facing the public street (Ford City CIP, 4.3.2.4.3). The 
materials and colours are proposed to be in a palate and of a quality that is compaƟble with the exisƟng 
buildings in the neighbourhood (Ford City CIP, 4.3.2.4.6). 

3.4.2 Pedestrian Accessible AmeniƟes

There is an excellent opportunity to uƟlize the parkland which is located within 700m of the proposed 
development to the northeast. Alexander Park is located on the north side of Riverside Drive East and 
provides users with access to the riverfront. The park provides for addiƟonal amenity space as it includes 
an expansive grassy area with a number of mature trees that provide shade during the spring and summer 
months. Throughout Alexander Park there are paved trails and seaƟng available. 

Looking to the Greenway System (Schedule B) via the Official Plan, the subject site is located amidst 
mulƟple ‘RecreaƟon-ways’ that connect all parkland across the City of Windsor. Further, Alexander Park 
includes linkages to addiƟonal parks elsewhere in Windsor. The proposed residenƟal development would 
help to maintain the use of the conƟnuous trail and parkland network and would be a definite benefit and 
commodity for residents in the future units. 

As noted, the proposed residenƟal development will provide pedestrian connecƟons from the site directly 
into the exisƟng sidewalk networks along Riverside Drive East, Belleview Avenue, and PraƩ Place. This 
public sidewalk network provides direct pedestrian connecƟon between the proposed development and 
Alexander Park. Providing these connecƟons will achieve the goal for the area of providing a pedestrian 
focused environment. It will allow the public as well as residents to access the parkland easily. The 
Developer should ensure that the walkway connecƟons from the site to the exisƟng sidewalk network 
facilitate easy and safe pedestrian navigaƟon towards Alexander Park. Providing benches and pedestrian 
scale lighƟng along the interior pathways would improve the experience for users. 
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4.0 Conclusions
Based on our review of the proposed development if done in consideration of urban design opportunities
and recommendations which have been presented we have concluded:

1. The proposed development aligns with the overall vision for the area as outlined in the Official Plan,
and with adjustments to some design elements the site can further align with the character as
outlined by the City of Windsor and the Ford City CIP recommendations.

2. The proposed development does not adversely affect the neighbouring properties as it is similar in
scale, mass and design to many of the high rise buildings in the area.  The existing low rise
development in the area is already surrounded by higher profile residential, industrial and
institutional uses and exist in harmony with these structures.

3. The proposed development provides a transiƟon from the surrounding low rise dwellings through the 
addiƟon of townhome style units along the ground floor of the development. The one and two storey 
townhome style units are similar in scale and height to the exisƟng single and semi-detached dwellings 
along PraƩ Place. Townhome style units will enhance the public realm along Riverside Drive East and 
PraƩ Place. 

4. The proposed development respects the close proximity to the lower profile buildings and has been 
posiƟoned on the site as far to the north as possible and has limited the potenƟal for privacy issues 
by reducing the number of habitable windows along the south side of the building. In addiƟon, any 
units located on the southernmost elevaƟon have been set back from the edge of the enclosed 
parking garage and the southwest limit of the property to provide further separaƟon.

5. The proposed development provides visual screening for the ground level parking enclosure through
the inclusion of one and two-storey townhome style units.

6. The proposed development should acknowledge, through design, the nearby park. There would be
benefits for future residents if connections to the parkland system, located northeast of the site, were
easily navigable.

7. The proposed development has opportunities to provide landscaping and planting of vegetation along
Riverside Drive East and Pratt Place, softening the interface along the property lines and to provide
internal planting to improve the aesthetic appeal of the site.

8. The proposed development should implement the design considerations as presented in the
Recommendations section for this development (including pathways, seating, and pedestrian-scale
lighting).
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July 28, 2023 

A,en/on: The City of Windsor Development and Heritage Standing Commi,ee 

Re:  File #ZNG/6653 Z-001/22 
Proposed Zoning Bylaw Relief for the Mul/-Residen/al Building Development 
3251 Riverside Dr E and 222 Belleview 

Dear Members of the Development and Heritage Standing Commi,ee: 

We are wri/ng this le,er as long-/me residents of Riverside Drive East who share the vision of a 
vibrant and flourishing Riverside Drive. While the efforts towards development and progress in 
our community are appreciated, this document is respecYully submi,ed to express opposi/on 
to the proposed zoning bylaw relief that would allow a significant increase in building height, 
reduced landscaped space, and expanded lot coverage for the proposed mul/-residen/al 
building at 3251 Riverside Dr E and 222 Belleview. 
 
First and foremost, the importance of development in our city to accommodate growth and 
address the needs of our growing popula/on should be acknowledged. However, that 
development must be carried out responsibly and thoughYully, with a keen understanding of 
the exis/ng zoning bylaws and the impact it may have on the neighborhood's character, 
infrastructure, and environment. 
 

1) Preserving the Current Zoning Bylaw Parameters:  The proposed development is asking 
the commi,ee to amend the zoning to go from RD2.2 (which allows a 20m maximum 
height for any building) and CD1.7 (parking lot designa/on), both to RD3.3. There is no 
opposi/on to this change to RD3.3. However, the proposed development is then asking 
to far overreach the parameters of a newly designated RD3.3 to build to heights more
than double the current zoning, to eliminate most of the green space requirements, and 
to dras6cally increase the lot coverage rules. The subject property is simply too small to 
accommodate the structure that is being proposed. Current zoning bylaws were 
established to strike a balance between development and preserva/on of the exis/ng 
character of the area. It is essen/al to adhere to these parameters to maintain a 
harmonious and cohesive environment that respects the needs of both residents and 
businesses. Gran/ng excessive height and lot coverage excep/ons as well as reducing 
minimum landscaped space would not only disrupt the exis/ng urban fabric but will set 
a precedent for further devia/ons from the original vision. 

 
2) Considera/on for Setback from the Road:  The proposed mul/-residen/al building's 

proximity to Riverside Drive East is of significant concern. The current proposal is only 
set back a few feet from an extremely busy roadway and is asking permission to rise 
higher than any surrounding buildings. Combining these factors creates a looming 
structure that overshadows all else around it and detracts from the visual a,rac/veness 
of Riverside Drive East. By sedng the building further back from the road, we can create 
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a more pedestrian-friendly environment, reduce traffic conges/on, and improve safety 
for residents and visitors. Moreover, this setback will ensure the preserva/on of open 
spaces and views, contribu/ng to the overall aesthe/c appeal and enhancing the 
streetscape quality. 

 
3) Alignment with Riverside Drive Vista Improvement Project Goals:  The developer’s 

submi,ed plan by Dillon Consul/ng makes reference to a,emp/ng to adhere to the Ford 
City Urban Design but clearly acknowledge that this proposed development is outside 
the area of Ford City. It would be more fidng for this project to align with the Riverside 
Drive Vista Improvement Project, which was designed with a comprehensive vision for 
enhancing transporta/on, aesthe/cs, civic, and residen/al func/ons along the corridor. 
To achieve these goals, any development should be carefully aligned with this project's 
principles and contribute posi/vely to the community's well-being. Devia/ng from the 
established guidelines and parameters would undermine the project's vision and could 
poten/ally lead to missed opportuni/es for crea/ng a thriving and cohesive 
neighborhood. 

 
4) Sustainable and Responsible Development:  As responsible ci/zens, sustainable 

development prac/ces that minimize the environmental impact and consider the long-
term consequences on our community's well-being must be priori/zed. By changing to 
but s6ll maintaining the zoning bylaw parameters of RD3.3, developers are encouraged 
to design projects that u/lize eco-friendly technologies and support a sustainable 
lifestyle for future genera/ons, while maintaining the aesthe/c appeal and func/onality 
of the area that is in line with Windsor’s current zoning bylaws. 

 
In conclusion, it should be reiterated that the opposi/on is not against development itself, nor 
the zoning change to RD3.3, but opposi'on is firmly against the request for relief from RD3.3 
zoning bylaws. We all support responsible and well-planned development that aligns with the 
exis/ng zoning bylaws and maintains the aesthe/c and func/onal appeal of Riverside Drive East. 
The Development and Heritage Standing Commi,ee is requested to carefully consider these 
concerns and promote a collabora/ve approach that respects the aspira/ons of the community 
while fostering growth and prosperity. 
 
Thank you for your a,en/on to this ma,er. We hope these factors will be taken into close 
considera/on in order to create a future that all residents can be proud of. 
 
Sincerely, 
 
Robert Woodall 
Linda Tietze 
Bill (Vito) Maggio 
Michelle Maggio 
Dan Mazur 
Be,y Mazur 
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September 11, 2023 

Development & Heritage Standing Committee 
Item 7.1 – Written Submission 

From: Stephen Ducharme   
Sent: August 21, 2023 3:46 PM 
To: Stuart, Kelly <kstuart@citywindsor.ca>; Abbs, James <jabbs@citywindsor.ca>; clerks 
<clerks@citywindsor.ca> 
Subject: Re: FILE NUMBER ZNG/6653 Z-001/22 

  

Hi Kelly, 
  

Thank you for your email.  The problem is that I am scheduled to be in Central America that 
week of September 11.  Even though all neighbours that I have spoken to are against this 
proposed development, the crucial challenge would need to be addressed by me as I am the 
closest property owner that has already been impacted by the increased traffic congestion on 
Pratt and Riverside.  It is the historical Damase Pratt House, 3336 Riverside Drive East that I own 
where it has now been multiple times that I have had to re-build my historical fence on 
Riverside Drive from cars hitting this from increased car traffic in just the past few years 
alone.  It is my property that would be most severely impacted by this proposed development.   
  

I am strongly opposed to this proposed zoning change after having invested so heavily in this 
specific area.  Not only I am opposed of the change of the historical character of this very 
unique neighbourhood that I have invested so heavily in, but most importantly, the proposed 
building proximity to Riverside Drive is of grave concern to all residents.  This specific 
intersection is already one of the busiest in the city with extreme traffic congestion.  I have 
witnessed severe traffic accidents including head-on collisions resulting in severe injury.  There 
is also a senior living retirement home with over 135 senior Windsor residents that live only a 
few feet from this proposed development site that I watch many of them carefully with limited 
mobility as well as now possibly an unsafe proposed pedestrian set back from Riverside Drive.  I 
strongly believe someone should speak on their behalf as well as those in the community have 
the obligation to look after their interest.  
  

Both increased density as well as unsafe setback from Riverside Drive as proposed, to all 
pedestrian traffic is dangerous.  This specific issue is important enough that if I am able to, I 
would be willing to fly all the way from Central America to be able to be addressed.  It will be 
very difficult for me to be given such short notice of only August 29th for me to change my 
schedule and cancel my other meetings to make arrangements to fly all the way back.  It would 
be very helpful if this file could be added to the following standing committee meeting after 
September 11th to ensure that I can attend as September 11th is already extremely short notice 
for me and will be very difficult for me to attend.  Please do let me know if this could be added 
to the next meeting after September 11th, along with as far in advance notice as possible so that 
I can have a voice in a community that I have invested in and love so much. 
  
Thank you, 
Stephen P. Ducharme 
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September 11, 2023 
Development & Heritage Standing Committee 

Item 7.1 – Written Submission 
From: Tara Rabie   

Sent: August 29, 2023 9:19 AM 

To: clerks <clerks@citywindsor.ca> 

Subject: Written Submission RE: OPA/171 and ZNG/6653 

 

I'm writing in regards to  OPA/171 and ZNG/6653 - Application Riverside Horizons - 3251 Riverside Drive 

E and 222 Belleview. I'm strongly opposed to the amendment to the zoning by-law 8600. 

This original plan was for a 4 storey building. 12 storeys would overshadow our neighbourhood and the 

traffic would be a nuisance to residents on Pratt and Belleview. The proposed building would be larger 

than the Ford Powerhouse building, which is a beautiful landmark in our area, as well as the Holy Rosary 

Church / Water's Edge Event Centre building. Our neighbourhood block consists of 2 storey homes built 

mostly between 1910 - 1921. 

We have had issues with nearby Lifetimes staff and guests and other nearby apartment residents taking 

up street parking and parking on the boulevard in front of our homes (no curbs), despite having 

adequate parking, which now causes flooding in some areas on our street and sidewalks. Belleview 

residents also have issues with street parking and the apartment on their street. Should the building's 

parking not be used by tenants or guests, it would cause more stress and I am concerned about the 

added traffic when leaving our driveways. If cars properly park, the street is narrow and our driveways 

are small, offering little warning when cars are driving or speeding down the street. Other apartment 

buildings in the area have driveways from Riverside Drive / Erskine / Wyandotte, separating them and 

offering traffic relief. This building would only have access from Belleview and Pratt. I'm also concerned 

about the future changes to our street to accommodate this building (possible one way). The proposed 

driveways for the building are located on Pratt are closely located where the emergency vehicles (fire 

trucks) park when called for the nursing home. I've seen as many as 4 fire trucks parked on that corner. 

Turning left onto Riverside or Wyandotte would be difficult during busy times, potentially backing up 

traffic. Had this issue when Strabane was being worked on and traffic was detoured to our street. It 

made coming and going very difficult, and I would not want this on a daily basis. The nursing home 

frequently has a large Sysco truck that makes deliveries, and garbage / recycling trucks for them and the 

Skyline apartment.  

 

The apartment buildings in the neighbourhood are currently surrounded by landscaped open space, this 

building would have a reduced area offering little separation from the residential homes. Green space 

and trees currently offer a nice buffer between our homes and buildings. I often sit in my living room 

where my north facing windows show the bright blue sky, and the sun is reflected from the Lifetimes 

windows / building towards my home, this would negatively affect this building according to the shadow 

report. We would be almost completely surrounded by oversized apartment buildings, decreasing the 

enjoyment / views from our homes. No one wants to feel like they're being watched all the time while 

trying to enjoy their own space. 
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Also the lack of green space for pet owners. I don’t want my yard used as a replacement. I’ve had people 

in apartments using my garbage to dispose waste, and renters without yards using our front yards, 

killing some of my garden plants and not cleaning up frequently down the block. This would be 

multiplied. https://www.theglobeandmail.com/real-estate/toronto/article-torontos-condo-

communities-have-a-dog-poo-problem/ 

My home was built in 1921, I spent a significant amount of money repointing my bricks and improving 

my home and am very concerned about the proximity, and the negative effects the construction may 

have on our properties. 

I'm not opposed to the development, but I'm strongly opposed to the size and negative impact it would 

have in our neighbourhood. Buildings of this size, in this close proximity negatively impact our homes. 

This would be better suited for Drouillard and Riverside. Our neighbourhood needs something 

complementary to our neighbourhood. 

 

Thank you, 

Tara R. 
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Council Report:  C 151/2023 

Subject:  Gouin Drain Provisional By-Law for Repair and Improvement - 
Ward 9 

Reference: 

Date to Council: October 30, 2023 
Author: Tom Graziano 

Engineer III/Drainage Superintendent 
(519) 255-6257 Ext. 6490

tgraziano@citywindsor.ca
Development – Engineering
Report Date: October 12, 2023

Clerk’s File #: APM/14378 & SPL/14449 & SW2023

To:  Mayor and Members of City Council 

Recommendation: 

I. That Council ADOPT the Engineer’s Drainage Report completed by Dillon

Consulting Ltd. dated September 14, 2023 (attached), for the Repair and
Improvement to the Gouin Drain, and give Provisional By-law ___-2023 a first

and second reading in accordance with Section 45(1) of the Drainage Act , R.S.O
1990;

II. Council DIRECT the Clerk to set a date for the first sitting of the Court of

Revision and distribute the Provisional By-law and the Notice of the Court of
Revision, in accordance with Sections 46(2) and 46(3) of the Drainage Act,

R.S.O. 1990;

Executive Summary: 

N/A 

Background: 

The Gouin Drain is a municipal drain servicing both the City of Windsor and the Town of 

Tecumseh.  The drainage area within the City of Windsor consists of the portion of the 
EC Row Expressway between Little River and Banwell Road, and properties within the 

Twin Oaks Business Park, including a portion of the NextStar Energy Electric Vehicle 
Battery Plant project site (the Nextstar Site).  The Gouin drain outlets to the Little River. 

At the November 28, 2022, meeting, City Council received Report S120/2022, which 

recommended approval of a request from NextStar Energy Inc., to enclose portions of 

Item No. 11.1
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the Gouin Drain on the NextStar Site in order to facilitate development of the property.  
City Council approved the request as CR478/2022 and appointed Dillon Consulting Ltd. 

as the Drainage Engineer of record for the work. 

A virtual “site-meeting” was hosted by Dillon Consulting Ltd. on March 21, 2023, and 
was attended by representatives of the City of Windsor, NextStar Energy Inc. and 

property owners residing within the Town of Tecumseh. 

Discussion: 

The Engineer’s Report addresses the request of NextStar Energy Inc. to install two 
culverts over the Gouin Drain adjacent to the NextStar Site.  Council Resolutions 

CR388/2007 and CR64/2015 confirm that the municipality would absorb all municipal 
drain maintenance costs through the general tax levy, except for private access 

structures and “special benefit” works benefiting individual properties, as authorized by 
the Province of Ontario through the City of Windsor Act, 1968. The portions of the costs 
associated with the private access structure(s) proposed for the NextStar Site are for 

the sole benefit of the NextStar Energy Inc. and will not be funded through the general 
levy. 

In accordance with Section 45 of the Drainage Act, at the meeting to consider the 
engineer’s report (Council Meeting), the report may be adopted by by-law when such 
by-law is given two readings by Council. The report shall then be deemed to be adopted 

and the by-law shall be known as a provisional by-law. Council shall then within 30 days 
after adoption of the drainage report, send a copy of the provisional by-law and Notice 

of the Court of Revision meeting to all affected landowners listed in the schedule of 
assessment. The notice shall inform each landowner of their right to appeal their 
drainage assessment and/or allowances to a Court of Revision by giving notice to the 

City Clerk not later than 10 days prior to the first sitting of the Court of Revision.  
Following the Court of Revision and the expiration of the appeal period, the by-law may 

be passed by giving third and final reading of the by-law by Council.  

NextStar Energy Inc. and the City have agreed to pay their proportionate share of the 
assessment as established in the Drainage Report, and therefore no costs shall be 

borne to the upstream property owners.  A copy of the engineer’s report entitled, 
“Drainage Report for the Gouin Drain (NextStar Energy Access Bridges)”, dated 

September 14, 2023 is attached in the appendices. 

Risk Analysis: 

There are no identified risks to the Corporation in adopting the recommendation at this 
time.  A lack of adoption of the report, however, would risk the construction timelines for 

the NextStart Site project and limit the ability for it to proceed according to the expected 
schedule. 

Climate Change Risks 

Climate Change Mitigation: 

The recommendation does not materially impact upon Climate Change Mitigation. 
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Climate Change Adaptation: 

The recommendation does not materially impact upon Climate Change Adaptation. 

Financial Matters:  

Capital expenses for the City’s share of construction associated with the repair and 

improvements to the Gouin Drain will be funded through the capital budget (project 
7221006 – Point East Site Development Site Servicing) in the estimated amount of 

$258,420 (plus non-recoverable HST). There are sufficient funds in this project to carry 
out the work.  

The Drainage Report notes minor changes to the Maintenance Assessment Schedule. 

The changes are not substantial and inconsequential for property owners within the City 
of Windsor, as CR388/2007 assigns maintenance costs to the general rate. For the 

properties located within the Town of Tecumseh, the City would recover those costs at 
the time of maintenance activities. Those costs would be recovered to Municipal Drains 
Maintenance (project 7086004).  

Consultations:  

Wira Vendrasco, Deputy City Solicitor, Legal & Real Estate 

Kathy Buis, Financial Planning Administrator 

Patrick Winters, Manager of Development 

Conclusion:  

Administration recommends that City Council approve the Provisional By-law to adopt 
the Drainage Report for repairs and improvements to be made to a portion of the Gouin 

Drain in the City of Windsor, dated September 14, 2023, in accordance with Section 45 
of the Drainage Act. 

Planning Act Matters:   

N/A 

Approvals: 

Name Title 

Kathy Buis Financial Planning Administrator 

Patrick Winters Manager of Development 

Stacey McGuire Executive Director of Engineering / Deputy City Engineer 

Chris Nepszy Commissioner of Infrastructure Services 
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Name Title 

Shelby Askin Hager Commissioner of Legal & Legislative Services 

Janice Guthrie Commissioner of Corporate Services and Chief Financial Officer 

Joe Mancina Chief Administrative Officer 

Notifications: 

Name Address Email 

Mark Hernandez, Dillon 

Consulting Ltd. 

3200 Deziel Drive, Suite 

608, Windsor, ON  N8W 
5K8 

mhernandez@dillon.ca  

Alessia Mussio, Drainage 

Superintendent, Town of 
Tecumseh 

917 Lesperance Rd, 

Tecumseh, ON  N8N 1W9 

amussio@tecumseh.ca  

NextStar Energy Inc. Attn: 
Ryan Oswald 

800 Chrysler Drive, Auburn 
Hills, MI, 48326 

ryan.oswald@stellantis.com  

Essex  Region  

Conservation Authority,  
Attn:   Ashley  Gyori 

360 Fairview Ave W, 

Essex, ON N8M  1Y6 

agyori@erca.org  

 

 

Appendices: 

 1 Drainage Report for the Gouin Drain (NextStar Energy Access Bridges) 
 2 Draft Provisional By-Law for the Gouin Drain 

 

City Council Agenda - Monday, October 30, 2023 
Page 382 of 457

mailto:mhernandez@dillon.ca
mailto:amussio@tecumseh.ca
mailto:ryan.oswald@stellantis.com
mailto:agyori@erca.org


DRAINAGE REPORT
FOR THE

GOUIN DRAIN
(NEXTSTAR ENERGY

ACCESS BRIDGES)

IN THE
CITY OF WINDSOR

14 SEPTEMBER 2023

MARK HERNANDEZ, P.ENG.
FILE No. 22-5108
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Dillon Consulting Limited Gouin Drain (NextStar Energy Access Bridges)
14 September 2023 Page 1 of 27

3200 Deziel Drive
Suite 608
Windsor, Ontario
Canada
N8W 5K8
Telephone
519.948.5000
Fax
519.948.5054

Dillon Consulting
Limited

File No. 22-5108

Corporation of the City of Windsor

Engineering – Design and Development

350 City Hall Square, Suite 310

Windsor, Ontario

N9A 6S1

Drainage Report for the
GOUIN DRAIN
(NEXTSTAR ENERGY ACCESS BRIDGES)
In the City of Windsor

Mayor and Council:

Instructions

A request was made by the City of Windsor Road Authority to repair and improve the

Gouin Drain.  Council accepted the request under Section 78 of the Drainage Act and on

28 November 2022 appointed Dillon Consulting Limited to prepare a report.  The

proposed works involves two (2) new access bridges to accommodate the NextStar battery

production plant development proposed within property Roll Nos. 090-040-03403 and

090-040-00103.

Watershed Description

The Gouin Drain commences on the line between Lot 149 and Lot 150, Concession 1 in

the Town of Tecumseh.  It flows in a westerly direction, turning north at the west limit of

Lot 149 toward the north side of Gouin Street.  Here, it turns west for 124 metres before

turning north for 75 metres where it again then flows westerly. The Gouin Drain continues

northerly from the south side of E.C. Row Avenue East/Anchor Drive, crossing the E.C.

Row Expressway and then turning westerly again to its outlet into the Little River Drain.

The total length of the drain is approximately 3,286 metres.  The watershed area is 211.00

hectares (521.30 acres) which consists of 114.32 hectares (282.47 acres) within the Town

of Tecumseh and 96.68 hectares (238.83 acres) within the City of Windsor.

The lands comprising the watershed are under mixed agricultural, and residential use.

There is little topographic relief.  From the Ontario Soil Survey, the principle surficial soil

in the study area is described as Brookston Clay.  Brookston Clay is characterized as

having very poor drainage.

Drain History

The recent history of Engineers' reports for the Gouin Drain follows:

· 28 January 2023 by Mark D. Hernandez, P.Eng.: This report recommended

brushing and removal of sediment along the drain. The report also recommended

the extension of the drain from its previous outlet at E.C. Row Expressway

downstream to the Little River Drain and established the Gouin Drain Branches

North & South in the upstream residential area. Bridge work included removals,

replacements, and providing future maintenance provisions.  Bridge removals

included Bridge Nos. 8, 9, and 10.
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· 28 January 1987 by Wm. J. Setterington, P.Eng.: This reconsidered report

recommended brushing and removal of sediment along the entirety of the drain,

along with deepening/widening and relocation of the drain in select locations

along its length. This report also recommended the removal and replacement of

access bridges along the drain.

· 2 October 1981 by C. G. Russell Armstrong, P.Eng.: This report found the

drain to be “badly out of repair”.  The recommended work included the repair and

improvement of the Gouin Drain, including a thorough brushing and cleanout.  It

also recommended that the drain be deepened from E.C. Row Expressway to

Gouin Street.  The report recommends that the most upstream 28 metres of drain

be enclosed with a 450 mm (18”) diameter plastic pipe, and that the existing

culverts with the exception of the Shawnee Road culvert, be replaced and enlarged

to accommodate for flows from a proposed development.

On-Site Meeting

We conducted an on-site meeting on 21st March 2023.  A record of the meeting is

provided in Schedule 'A', which is appended hereto.

Survey

Our survey and examination of the Gouin Drain was carried out in April 2018 as part of

the work completed from the 28th January 2023 report.

Design Considerations

The requested improvements include the construction of an additional bridge access to a

future Enbridge Gas Inc. facility that will provide service to the NextStar site. The bridge

will also facilitate associated road improvements. This access is to be installed

immediately upstream of, and attached to the existing access bridge to property Roll No.

070-650-01351 (Jamieson Laboratories Ltd.) referred to as Bridge No. 7, thus shall be

considered an extension of Bridge No. 7. This access currently provides capacity for the

peak flows expected in the 2-year design storm according to the previous drainage report

(Dillon, 2023). Therefore, the Bridge No. 7 extension shall provide the same level of

service at minimum.

The requested improvements also include the construction of a lawn enclosure to facilitate

the proposed plan for the NextStar site. This enclosure is proposed to be installed directly

downstream of and attached to the Banwell Road bridge, referred to as Bridge No. 13, thus

the enclosure is referred to as Bridge No. 13A.  Bridge No. 13 currently provides capacity

for the peak flows expected in the 10-year design storm according to the previous drainage

report (Dillon, 2023).  Since Bridge No. 13A is to be directly connected to Bridge No. 13

on the downstream end, it shall also provide the same level of service.

Bridge No. 13A will affect the current level of service of Bridge No. 13. However, we do

not recommend replacing Bridge No. 13 at this time because improvement to the E.C. Row

Expressway/Banwell Road interchange are expected in the near future and will include the

replacement of Bridge No. 13. Since the design requirements of Bridge No. 13 to facilitate

the future improvements to Banwell Road cannot be known at this time, for the purposes

of this report, the future replacement of Bridge No. 13 is based on the existing road

configuration.

A separate technical memorandum was completed at the request of the Essex Region

Conservation Authority (ERCA) to outline the hydrologic and hydraulic analysis

completed for the recommended drainage works.
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This memo included an assessment of the hydraulic impacts of the enclosure using the

recently completed two-dimensional hydrologic/hydraulic model in the PCSWMM

software for the Little River Drain watershed as part of the Little River Floodplain

Mapping Study (Dillon, 2022).

The design criteria required by ERCA for Bridge No. 13 and Bridge No. 13A is that

proposed improvements are not to worsen the expected water levels within the drain

during the 100-year design storm to within one (1) centimeter of water level increase,

regardless of design capacity of the bridge or condition of the drain.  The

modelling/assessment and physical improvements required to achieve this threshold and

level of service are above and beyond what is typically required for a municipal drain,

particularly as municipal drains are not designed for that level of service. Bridge No. 7 was

not included in the PCSWMM model and was assessed separately in the culvert design

software, HY-8.

To meet the design criteria set by ERCA for Bridge No. 13/13A, recommendations were

assessed in PCSWMM according to the following scenarios:

· An existing conditions model that was developed through the Little River

Floodplain Mapping study (Dillon, 2022) to estimate the existing 100-year flood

water elevation upstream of Bridge No. 13.

· An interim conditions model that was developed based on the temporary condition

where Bridge No. 13A is constructed and Bridge No. 13 remains in its existing

state, prior to the interchange improvements.

· An ultimate condition model that was developed based on the full build-out of

Bridge No. 13A and Bridge No. 13 on the basis that Banwell Road is

reconstructed to its existing configuration.

Existing Conditions and Recommendations

The 28 January 2023 report for the Gouin Drain & Branches included recommendations

along the same section of the Gouin Drain as is considered in this report. These

recommendations included drain bottom cleanout, brushing of the banks, establishment of

a grass buffer, surface inlet repairs, and bridge removals. The recommendations within

this report assume the work described in the previous report have already been completed.

We recommend the drain be widened from a 1 metre bottom width to a 2 metre bottom

width from Station 1+032 to Station 1+930. Excavated material from the drain widening

shall be trucked to, or remain within the lands of property Roll No. 090-040-00130 for the

use of the remaining drainage works and/or use by the landowner. Any unused soils not

required for the purposes of the drainage works shall remain on the said property for the

landowner to manage.

We further recommend the bridges on the Gouin Drain be either removed or improved as

described below.  Specific structure numbers have been designated for ease of reference

between the specifications and drawings.  The locations, dimensions and use of each

structure are as follows:

Bridge No. 7: Jamieson Laboratories Ltd. (Roll No. 070-650-01351), City of Windsor

(Roll No. 090-040-03403) and City of Windsor Road Authority

A 40.5 m long, 2440 mm x 1600 mm corrugated steel pipe arch with rip rap end

protection and asphalt driveable top width provides secondary access to property Roll No.

070-650-01351 through property Roll No. 070-650-01303.
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The owner of property Roll No. 090-040-03403 requested a new access over the Gouin

Drain to facilitate the development of a new Enbridge Gas facility for the purpose of

servicing the NextStar battery production plant. The access is proposed immediately

upstream of the existing Bridge No. 7 which currently only provides access to a

commercial property (outside of the Gouin Drain watershed) through a vacant lot.  Thus,

the new bridge shall be considered an upstream extension of Bridge No. 7.  Further, the

City of Windsor plans to terminate E.C. Row Avenue in a cul-de-sac, which requires

additional length of drain to be enclosed.

We recommend Bridge No. 7 be extended with an 1800 mm diameter reinforced concrete

pipe, attached to the existing corrugated steel pipe arch with a poured in place concrete

collar. We further recommend the existing sloping stone end wall on the upstream end of

Bridge No. 7 be removed to accommodate the extension and replaced on the new

upstream end with a concrete block headwall, all in accordance with the City of Windsor

engineering detail AS-209A.  The bridge is recommended to have a minimum 6.0 m wide

gravel driveway.

An existing swale that services the Jamieson Laboratories Ltd. access road currently enters

the drain on the upstream end of the bridge. The swale shall be intercepted with a new

ditch inlet catch basin that is connected to the new culvert pipe with a prefabricated ‘tee’

section and a 300 mm diameter PVC DR35 pipe.

Bridge No. 8: City of Windsor (Roll No. 090-040-03403)

A 9.7 m long, 2240 mm x 1630 mm corrugated steel pipe arch with bagged concrete end

protection and a gravel driveway provides access to this property.  This bridge has been

recommended to be removed under a separate report. No recommendations are being

made under this report.

Bridge No. 9: City of Windsor (Roll No. 090-040-00103)

An 8.2 m long, 2240 mm x 1630 mm corrugated steel pipe arch with bagged concrete end

protection and a gravel driveway provides secondary access to this property. This bridge

has been recommended to be removed under a separate report. No recommendations are

being made under this report.

Bridge No. 10: City of Windsor (Roll No. 090-040-00103)

A 7.8 m long, 2240 mm x 1630 mm corrugated steel pipe arch with bagged concrete end

protection and a gravel driveway provides secondary access to this property. This bridge

has been recommended to be removed under a separate report. No recommendations are

being made under this report.

Bridge No. 11: City of Windsor (Roll No. 090-040-00103)

A 7.9 m long, 2240 mm x 1630 mm corrugated steel pipe arch with bagged concrete end

protection and a gravel driveway provides access to this property.  We recommend this

culvert be removed as the site plans indicate, they are no longer required.

Bridge No. 12: City of Windsor (Roll No. 090-040-00103)

A 7.6 m long, 2240 mm x 1630 mm corrugated steel pipe arch with bagged concrete end

protection and a gravel driveway provides secondary access to this property. We

recommend this culvert be removed as the site plans indicate, they are no longer required.
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Bridge No. 13A: City of Windsor (Roll No. 090-040-00103)

The owner of property Roll No. 090-040-00103 requested a portion of the drain be

enclosed to facilitate the proposed NextStar battery production plant site plan. This

enclosure shall be on the downstream end of the existing Bridge No. 13 (Banwell Road).

To facilitate the development of the NextStar battery production plant site, we recommend

a 178 m long, 2250 mm diameter reinforced concrete pipe be connected to the

downstream end of Bridge No. 13 with a prefabricated bend and a poured in place

concrete collar to enclose the drain.  The downstream end treatment is recommended to be

a concrete block headwall, all in accordance with the City of Windsor engineering detail

AS-209A. The enclosure shall intercept the existing roadside ditch on the west side of

Banwell Road.

Bridge No. 13: City of Windsor Road Authority (Banwell Road)

A 15.6 m long, 2240 mm x 1630 mm corrugated steel arch pipe with bagged concrete end

protection and asphalt roadway provides a road crossing.

We anticipate that the existing road portion of culvert will require replacement within the

next 10 years or sooner if conditions warrant. We recommend that in the future the culvert

be replaced with a new 16 m long, 2250 mm diameter reinforced concrete pipe complete

with concrete block end wall and a 12.0 m asphalt driveable top width. The recommended

pipe length assumes future road improvements maintain the same road configuration as

currently exists.

The future replacement of this bridge shall require the removal of the proposed concrete

collar and prefabricated bend of Bridge No. 13A.  When Bridge No. 13 is replaced, a new

prefabricated bend will be required, complete with a new concrete collar to facilitate the

works.

Allowances

In accordance with Section 29 of the Drainage Act, we have determined allowances be

given for the land used in widening the drain between Station 1+032 and Station 1+930.

Schedule ‘B’ shows the distribution of the allowances in the total amount of $2,000.00 to

property Roll No. 070-650-01303.

In accordance with Section 30 of the Drainage Act, we do not anticipate any agricultural

lands being damaged or taken as a result of the proposed drainage works.  Any damage to

existing grassed areas shall be restored to original conditions as part of the work.

Cost Estimate

Based on our review of the history, the information obtained during the site meeting and

our examination and analysis of the survey data, we recommend that the Gouin Drain be

repaired and improved as described below:

Item Description Amount

1. Bridge works, as follows:

a) Bridge No. 7 Extension – Jamieson Laboratories Ltd.

(Roll No. 070-650-01351), City of Windsor (Roll No.

090-040-03403) & City of Windsor Road Authority

(Anchor Drive) – Remove existing stone erosion

protection from east end wall of existing bridge and

dispose of off-site. Supply and installation of a new

$248,000.00
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Item Description Amount
45.5 m long, 1800 mm diameter reinforced concrete

pipe, Class 65-D complete with full compacted

Granular ‘A’ bedding and backfill up to 300 mm above

the top of pipe (approximately 1,320 tonnes) providing

a 6 m wide driveable top width. Supply and install a

concrete block headwall consisting of 1200 mm x

600 mm x 600 mm interlocking concrete blocks

(approximately 20 full blocks and 4 half blocks),

designed and sealed by a professional engineer licensed

in the province of Ontario and 1 m wide stone erosion

protection on drain banks (approximately 25 m2).

Connect new culvert to existing 2440 mm x 1600 mm

corrugated steel pipe arch with a poured in place

concrete collar.  Supply and placement of topsoil

(100 mm thickness).  Restore all disturbed areas with

fine grading and seeding.  The work is to include drain

bottom cleanout in close proximity to the bridge as

necessary, site cleanup and restoration within the

working area. This work also includes the supply and

installation of a 600 mm x 600 mm ditch inlet catch

basin with 2H:1V grate complete with 300 mm

diameter PVC DR 35 leader pipe connected to culvert

pipe and a 600 x 600 mm concrete catch basin

complete with cast iron frame and grate. The

Contractor shall extend the private roadside swale as

shown on the drawings attached herein. This work

includes the supply and placement of a stone erosion

protection apron around the ditch inlet catch basin with

stone erosion protection as well as placement of topsoil

over newly excavated and disturbed banks (minimum

50 mm thickness), fine graded and seeded.

b) Bridge No. 11 – City of Windsor (Roll No. 090-040-

00103) – Removal and disposal off-site of existing

7.9 m long, 2240 x 1630 mm CSPA with bagged

concrete end walls.

$3,000.00

c) Bridge No. 12 – City of Windsor (Roll No. 090-040-

00103) – Removal and disposal off-site of existing

7.6 m long, 2240 x 1630 mm CSPA with bagged

concrete end walls.

$3,000.00

d) Bridge No. 13A – City of Windsor (Roll No. 090-040-

00103) – Remove and dispose of existing west side

bagged concrete end wall on Bridge No. 13 at Banwell

Road.  Supply and installation of a new 178 m long,

2250 mm diameter reinforced concrete pipe, Class 65-

D complete with prefabricated 16 degree bend and

fully compacted Granular ‘A’ backfill up to minimum

300 mm above the top of pipe (approximately 4,900

tonnes) with placement of topsoil over top (minimum

$1,209,000.00
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Item Description Amount
100 mm thickness), fine graded and seeded. Connect

the new prefabricated 16 degree bend to the existing

2240 mm x 1630 mm corrugated steel pipe arch with a

poured in place concrete collar.  Supply and installation

of a concrete block headwall consisting of 1200 mm x

600 mm x 600 mm interlocking concrete blocks

(approximately 19 full blocks and 6 half blocks),

designed and sealed by a professional engineer licensed

in the province of Ontario and 1 m wide stone erosion

protection on drain banks (approximately 25 m2). The

work is to include drain bottom cleanout in close

proximity to the bridge, site cleanup and restoration

within the working area.  Replace existing 450 mm

diameter CSP from south with new 450 mm diameter

HDPE pipe, 12 m long complete with 60 degree bend

(Boss 2000 as manufactured by Armtec or approved

equal) and connect to the new 2250 mm diameter pipe

with a pre-fabricated ‘tee’. Extend roadside ditch to

new pipe inlet.  This work also includes the supply and

installation of 600 mm x 600 mm concrete catch basin

complete with cast iron frames and grates along the

enclosure (approximately 15 required).  Work includes

salvage and replacement of stone erosion protection, as

well as restoration. Restore all disturbed areas with fine

grading and seeding.

2. Widening of the drain from the south side between Station

1+032 and Station 1+930 (approximately 2200 m3),

complete with placement of topsoil over new and disturbed

drain banks (minimum 50 mm thickness), fine graded and

seeded (bonded fibre matrix). Excavated material shall be

trucked to, or remain on the lands owned by the City of

Windsor (property Roll No. 090-040-00103 & 090-040-

03403) for use by the landowner. This work includes re-

establishment of swale inlets with salvaged or new stone

erosion protection, as encountered on the south bank

(approximately 4 inlets), as well as re-seeding of 1 metre

wide grassed buffer.

$64,300.00

3. Supply and installation of rock check dam as per OPSD

219.211 and refuge stilling pool as per OPSD 219.220 lined

with stone erosion protection on filter fabric underlay

directly upstream of Bridge No. 5 (Anchor Drive). The work

shall include trucking excavated materials off-site following

completion of the work.

$2,000.00

4. Temporary Silt Control Measures During Construction $1,500.00

SUB-TOTAL $1,530,800.00
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Item Description Amount
5. Allowances (Section 29) $2,000.00

6. Report, Coordination with DFO, Technical Memorandum,

Assistance during construction and Final Inspection (cost

portion)

$64,500.00

7. Expenses and incidentals (cost portion) $1,500.00

8. ERCA application review and permit fee $800.00

TOTAL ESTIMATE $1,599,600.00

The estimate provided in this report was prepared according to current materials and

installation prices as of the date of this report.  In the event of delays from the time of

filing of the report by the Engineer to the time of tendering the work, it is understood that

the estimate of cost is subject to inflation.  The rate of inflation shall be calculated using

the Consumer Price Index applied to the cost of construction from the date of the report to

the date of tendering.

Assessment of Costs

The individual assessments are comprised of three (3) assessment components:

i. Benefit (advantages relating to the betterment of lands, roads, buildings, or other
structures resulting from the improvement to the drain).

ii. Outlet Liability (part of cost required to provide outlet for lands and roads).

iii. Special Benefit (additional work or feature that may not affect function of the
drain).

Assessment Rationale for Special Benefit Assessments (Bridges)

Special Benefit assessment shown in Schedule ‘C’ and detailed in Schedule ‘D’ were

derived as follows:

1. Since the sole purpose of the Bridge No. 7 extension is for the use by the owner,

associated costs shall be assessed 100% to the landowner being the City of

Windsor (Roll No. 090-040-03403).

2. Since the sole purpose of the Bridge No. 13A enclosure is for the use by the owner,

associated costs shall be assessed 100% to the landowner being the City of

Windsor (Roll No. 090-040-00103).

3. Costs associated with the widening of the drain between Station 1+032 and Station

1+930 shall be assessed 100% to the City of Windsor (Roll No. 090-040-00103)

because the widening was necessitated by the enclosure works.

4. A future replacement detail was recently completed for Bridge No. 13 as part of the

28 January 2023 report and was assessed to the City of Windsor Road Authority.

The Bridge No. 13A enclosure under this report requires a new future maintenance

detail for Bridge No. 13 be developed, superseding the previous detail. Therefore,

the costs associated with the engineering for the new future replacement of Bridge

No. 13 shall be assessed 100% to the City of Windsor (Roll No. 090-040-00103).

City Council Agenda - Monday, October 30, 2023 
Page 391 of 457



Dillon Consulting Limited Gouin Drain (NextStar Energy Access Bridges)
14 September 2023 Page 9 of 27

Utilities

It may become necessary to temporarily or permanently relocate utilities that may conflict

with the construction recommended under this report.  In accordance with Section 26 of

the Drainage Act, we assess any relocation cost against the public utility having

jurisdiction.  Under Section 69 of the Drainage Act, the public utility is at liberty to do the

work with its own forces, but if it should not exercise this option within a reasonable time,

the Municipality will arrange to have this work completed and the costs will be charged to

the appropriate public utility.

Future Maintenance (Bridges over the Gouin Drain) (City of Windsor)

We recommend that future work of repair and maintenance of the Gouin Drain private

access Bridge No. 7 and Bridge No. 13A shown herein be carried out by the City of

Windsor at the expense of the properties.  The assessments under Section 26 of the

Drainage Act shall be non-proratable assessments.

Enbridge Gas Inc. has been identified to be responsible for the future maintenance costs

for a portion of Bridge No. 7 because they are expected to be the future owner of property

Roll No. 090-040-03403.

The division for each bridge shall be as follows:

Bridge
No.

Type Owner(s) Special
Benefit

Outlet

7
Private Access

Existing Bridge

Roll No. 070-650-01351

Jamieson Laboratories Ltd.
45% 0%

7
Private Access

Bridge

Roll No. 090-040-03403

Enbridge Gas Inc.

(Section 26)

45% 0%

7 Road Bridge

City of Windsor Road

Authority (E.C.Row Ave.

East) (Section 26)

10% 0%

13A
Enclosure

(178 m)

Roll No. 090-040-00103

City of Windsor (Future

NextStar Energy Inc.)

100% 0%

13
Road Bridge

(16 m)

City of Windsor Road

Authority (Section 26)
100% 0%

Future maintenance costs associated with the new ditch inlet catch basin connected to

Bridge No. 7 shall be at the cost of property Roll No. 070-650-03403.

Future Maintenance (Open Drain from Station 1+032 to Station 1+930)

Future maintenance costs associated with the open portion of drain between Station 1+032

and Station 1+930 shall continue to be as directed under the 28 January 2023 Gouin Drain

& Branches (Little River Outlet) report.
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Drawings and Specifications

Attached to this report is Schedule ‘F’, which are Specifications setting out the details of

the recommended works and Schedule ‘G’ which represent the drawings that are attached

to this report.

Page 1 of 7 – Watershed Plan
Page 2 of 7 – Profile
Page 3 of 7 – Bridge Extension Details
Page 4 of 7 – Bridge Details
Page 5 of 7 – Bridge No. 13 Enclosure Details
Page 5 of 7 – Future Bridge No. 13 Replacement Details
Page 6 of 7 – Miscellaneous Details

Approvals

The construction and/or improvement to a drainage works, including repair and

maintenance activities, and all operations connected therewith are subject to the approval,

inspection, by-laws and regulations of all Municipal, Provincial, Federal and other

authorities having jurisdiction in respect to any matters embraced by the proposed works.

Prior to any construction or maintenance works, the Municipality or proponent designated

on the Municipality’s behalf shall obtain all required approvals/permits and confirm any

construction limitations including timing windows, mitigation/off-setting measures,

standard practices or any other limitations related to in-stream works. No work shall be

permitted during the Restricted Activity timing windows for the protection of spawning

fish and developing eggs and fry as determined by Fisheries and Oceans Canada, which is

from March 15 to July 15.

Respectfully submitted,

DILLON CONSULTING LIMITED

Mark D. Hernandez, P.Eng.

MDH:wlb:lld
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SCHEDULE “A”

MEETING SUMMARY
Subject: Gouin Drain (NextStar Culverts)

Date: March 21, 2023, 2:30pm

Location: Virtual Call

Our File: 22-5108

AƩendees

Patrick Winter City of Windsor
Tom Graziano City of Windsor
Mark Hernandez Dillon Consulting Limited
Oliver Moir Dillon Consulting Limited
Kyle Savoie Stellantis
Ryan Oswald Stellantis
Concetta Cafueri Landowner
Troy Meloche Landowner

Notes

Item Discussion Action by

1. Dillon introduced the staff from Dillon and the City. INFO.

2. An overview of the project was provided:
- The City of Windsor submitted a request under Section 78 of the

Drainage Act for the installation of two new culverts over the Gouin
Drain.

- These culverts are to support the development of the battery plant
which is currently under construction, located west of Banwell Road
and south of EC Row Avenue East.

- One culvert is to be located immediately upstream of the Jamieson
Inc. access culvert and will provide access to a future Enbridge Gas
station as well as allow for EC Row Avenue to be terminated as a cul-
de-sac.

- The other culvert is to be located immediately downstream of the
Banwell Road culvert and is considered an enclosure that will allow
for the better use of the battery plant land.

- The culverts will be designed to maintain the level of service the
drain is designed for, considering the type of access.

- All costs of the project are expected to be assessed to the City of
Windsor, and no costs will be assessed to upstream landowners

INFO.

3. It was identified that the on-site meeting is for discussing the NextStar
battery plant culverts under the current City of Windsor appointment, and
this differs from the Town of Tecumseh appointment for the repair and
improvement of the Gouin Drain.

INFO.

City Council Agenda - Monday, October 30, 2023 
Page 394 of 457



DILLON CONSULTING LIMITED
www.dillon.ca

Page 2 of 2

Item Discussion Action by

4. The anticipated schedule of the report was discussed:
- Approval from the Department of Fisheries and Oceans (DFO) for the

approval of the proposed works is anticipated to be approximately
two months from submission of the DFO application. DFO is
anticipated to have concerns over the length of the enclosure.

- Once DFO approval is obtained, the finalized report will be circulated
for comments before being submitted to the City of Windsor
Council.

- Statutory board meetings for approval of a drainage report (Meeting
to Consider & Court of Revision) requires a minimum of two months.

- Stellantis indicated that the Enbridge access culvert was critical to
the timeline.

INFO.

Errors and/or Omissions

These minutes were prepared by Oliver Moir, P.Eng who should be notified of any errors and/or
omissions.
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Section 30 Section 29 Total

Roll No. Con. Description Owner Damages Land Allowances

------------------------- -------------- -------------------------------------- ------------------------------------------------------- -------------------- ------------------ ---------------------

070-650-01303 3 Pt. Lot 138 & 139 2823351 Ontario Ltd $0.00 $2,000.00 $2,000.00

-------------------- ------------------ ---------------------

$0.00 $2,000.00 $2,000.00TOTAL ALLOWANCES . . . .  . . . . . .  . . . . . . . . . . . . . . . . . . . . . . . .  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

"SCHEDULE B"

SCHEDULE OF ALLOWANCES

GOUIN DRAIN (NextStar Energy Access Bridges)

CITY OF WINDSOR

Dillon Consulting Limited
14 September 2023

Gouin Drain (NextStar Energy Access Bridges)
Page 13 of 27
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MUNICIPAL LANDS:

Special Total

Description  (Acres)      (Ha.) Owner Benefit Benefit Outlet Assessment

-------------------------------------------------------------------- ------------- ------------ ------------------------------ --------------------------- --------------------- --------------------- ------------------------------------------------------------------------------

090-040-00103 3 Pt. Lots 139-141 102.46 41.46 City of Windsor $1,341,180.00 $0.00 $0.00 $1,341,180.00

090-040-03403 3 Pt. Lot 139 7.55 3.06 City of Windsor $258,420.00 $0.00 $0.00 $258,420.00

--------------------------- --------------------- --------------------- ------------------------------------------------------------------------------

Total on Municipal Lands………….……………………..………………………………………………………….$1,599,600.00 $0.00 $0.00 $1,599,600.00

TOTAL ASSESSMENT (City of Windsor) . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .$1,599,600.00 $0.00 $0.00 $1,599,600.00

 (Acres)      (Ha.)

Total Area ------------- ------------

City of Windsor: 110.01 44.52

CITY OF WINDSOR

"SCHEDULE C"

SCHEDULE OF ASSESSMENT

GOUIN DRAIN (NextStar Energy Access Bridges)

Area Affected

Dillon Consulting Limited
14 September 2023

Gouin Drain (NextStar Energy Access Bridges)
Page 14 of 27
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Estimated Cost of Special

Roll No. Owner Item Description Cost Report Benefit

------------------------------------------------------------------------------ ----------------------------------------------------------------------- ------------------------ ------------------ --------------------------

090-040-00103 City of Windsor Cost of Bridge No. 13A and Bridge No. 13 (future

replacement) as well as drain widening and

associated works (100%)

$1,287,100.00 $54,080.00 $1,341,180.00

090-040-03403 City of Windsor Bridge No. 7 Extension (100%) $248,000.00 $10,420.00 $258,420.00

------------------------ ------------------ --------------------------

Total Special Benefit Assessment (Non - Agricultural Lands)…………………………………… $1,535,100.00 $64,500.00 $1,599,600.00

$1,599,600.00OVERALL TOTAL SPECIAL BENEFIT ASSESSMENT . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

"SCHEDULE D"

DETAILS OF SPECIAL BENEFIT

GOUIN DRAIN (NextStar Energy Access Bridges)

CITY OF WINDSOR

SPECIAL BENEFIT ASSESSMENT

(MUNICIPAL LANDS)

Dillon Consulting Limited
14 September 2023

Gouin Drain (NextStar Energy Access Bridges)
Page 15 of 27
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”SCHEDULE F”
DRAINAGE REPORT FOR THE

GOUIN DRAIN (NEXTSTAR ENERGY ACCESS BRIDGES)
IN THE CITY OF WINDSOR

SPECIAL PROVISIONS - GENERAL

1.0 GENERAL SPECIFICATIONS
The General Specifications attached hereto is part of “Schedule F.” It also forms part of this

specification and is to be read with it, but where there is a difference between the requirements of

the General Specifications and those of the Special Provisions which follow, the Special Provisions

will take precedence.

2.0 DESCRIPTION OF WORK
The work to be carried out under this Contract includes, but is not limited to, the supply of all

labour, equipment, and materials to complete the following items:

Ø Bridge works, as follows:

o Bridge No. 7 Extension – Jamieson Laboratories Ltd. (Roll No. 070-650-

01351), City of Windsor (Roll No. 090-040-03403) & City of Windsor Road

Authority (Anchor Drive) – Remove existing stone erosion protection from

east end wall of existing bridge and dispose of off-site.  Supply and

installation of a new 45.5 m long, 1800 mm diameter reinforced concrete

pipe, Class 65-D complete with full compacted Granular ‘A’ bedding and

backfill up to 300 mm above the top of pipe (approximately 1,320 tonnes)

providing a 6 m wide driveable top width. Supply and install a concrete block

headwall consisting of 1200 mm x 600 mm x 600 mm interlocking concrete

blocks (approximately 20 full blocks and 4 half blocks), designed and sealed

by a professional engineer licensed in the province of Ontario and 1 m wide

stone erosion protection on drain banks (approximately 25 m2). Connect new

culvert to existing 2440 mm x 1600 mm corrugated steel pipe arch with a

poured in place concrete collar.  Supply and placement of topsoil (100 mm

thickness).  Restore all disturbed areas with fine grading and seeding.  The

work is to include drain bottom cleanout in close proximity to the bridge as

necessary, site cleanup and restoration within the working area. This work

also includes the supply and installation of a 600 mm x 600 mm ditch inlet

catch basin with 2H:1V grate complete with 300 mm diameter PVC DR 35

leader pipe connected to culvert pipe and a 600 x 600 mm concrete catch

basin complete with cast iron frame and grate.  The Contractor shall extend

the private roadside swale as shown on the drawings attached herein. This

work includes the supply and placement of a stone erosion protection apron

around the ditch inlet catch basin with stone erosion protection as well as

placement of topsoil over newly excavated and disturbed banks (minimum

50 mm thickness), fine graded and seeded.

o Bridge No. 11 – City of Windsor (Roll No. 090-040-00103) – Removal and

disposal off-site of existing 7.9 m long, 2240 x 1630 mm CSPA with bagged

concrete end walls.
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o Bridge No. 12 – City of Windsor (Roll No. 090-040-00103) – Removal and

disposal off-site of existing 7.6 m long, 2240 x 1630 mm CSPA with bagged

concrete end walls.

o Bridge No. 13A – City of Windsor (Roll No. 090-040-00103) – Remove and

dispose of existing west side bagged concrete end wall on Bridge No. 13 at

Banwell Road.  Supply and installation of a new 178 m long, 2250 mm

diameter reinforced concrete pipe, Class 65-D complete with prefabricated 16

degree bend and fully compacted Granular ‘A’ backfill up to minimum

300 mm above the top of pipe (approximately 4,900 tonnes) with placement

of topsoil over top (minimum 100 mm thickness), fine graded and seeded.

Connect the new prefabricated 16 degree bend to the existing 2240 mm x

1630 mm corrugated steel pipe arch with a poured in place concrete collar.

Supply and installation of a concrete block headwall consisting of 1200 mm x

600 mm x 600 mm interlocking concrete blocks (approximately 19 full

blocks and 6 half blocks), designed and sealed by a professional engineer

licensed in the province of Ontario and 1 m wide stone erosion protection on

drain banks (approximately 25 m2). The work is to include drain bottom

cleanout in close proximity to the bridge, site cleanup and restoration within

the working area.  Replace existing 450 mm diameter CSP from south with

new 450 mm diameter HDPE pipe, 12 m long complete with 60 degree bend

(Boss 2000 as manufactured by Armtec or approved equal) and connect to the

new 2250 mm diameter pipe with a pre-fabricated ‘tee’. Extend roadside

ditch to new pipe inlet.  This work also includes the supply and installation of

600 mm x 600 mm concrete catch basin complete with cast iron frames and

grates along the enclosure (approximately 15 required).  Work includes

salvage and replacement of stone erosion protection, as well as restoration.

Restore all disturbed areas with fine grading and seeding.

Ø Widening of the drain from the south side between Station 1+032 and Station

1+930 (approximately 2200 m3), complete with placement of topsoil over new

and disturbed drain banks (minimum 50 mm thickness), fine graded and seeded

(bonded fibre matrix). Excavated material shall be trucked to, or remain on the

lands owned by the City of Windsor (property Roll No. 090-040-00103 & 090-

040-03403) for use by the landowner. This work includes re-establishment of

swale inlets with salvaged or new stone erosion protection, as encountered on the

south bank (approximately 4 inlets), as well as re-seeding of 1 metre wide

grassed buffer.

Ø Supply and installation of rock check dam as per OPSD 219.211 and refuge

stilling pool as per OPSD 219.220 lined with stone erosion protection on filter

fabric underlay directly upstream of Bridge No. 5 (Anchor Drive). The work

shall include trucking excavated materials off-site following completion of the

work.

Ø Temporary Silt Control Measures During Construction
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3.0 ACCESS TO THE WORK
Access to the drain shall be from E.C. Row Avenue East.  Through traffic must be maintained at all

times along municipal roads with the required traffic control as per Section 13.0 in the General

Specifications.  All construction materials for the bridge are to be placed on the field side of the

road side drains. Any damage resulting from the Contractor's access to the bridge site shall be

rectified to pre-existing conditions at the Contractor’s expense.

All road areas, grass lawn areas and fence lines disturbed shall be restored to original conditions at

the Contractor’s expense.  The Contractor shall make his/her own arrangements for any additional

access for his/her convenience.

4.0 WORKING AREA

The working area at the bridge sites shall be restricted to the E.C. Row Avenue East right-of-way

and a 10.0 m wide corridor centred over the proposed centreline of the new culvert.

Any damages to lands and/or roads from the Contractor’s work shall be rectified to pre-
existing conditions at his/her expense.

5.0 BRIDGE CONSTRUCTION

5.1 Location of New Bridges

Bridge No. 7 extension shall be constructed immediately upstream of, and attached to the existing

Bridge No. 7.  Bridge No. 13A shall be constructed immediately downstream of, and attached to

the existing Bridge No. 13 (Banwell Road). Both bridges shall be constructed in accordance with

the specifications and drawings attached hereto.

5.2 Removal of Existing Bridges

The Contractor shall exercise caution when removing Bridge No. 11 and Bridge No. 12 as to

minimize damage to the drain banks.  Any damage to the drain shall be restored to original

conditions at the expense of the Contractor.  The removed materials (existing culvert debris and end

wall materials) shall be hauled away off-site.

5.3 Materials for New Bridges

Materials shall be as follows:

Culvert Pipe Bridge No. 7: New 45.5 m long, 1800 mm diameter reinforced
concrete pipe Class 65-D manufactured in accordance with CSA-
A257.2.
Bridge No. 13A: New 178 m long, 2250 mm diameter reinforced
concrete pipe Class 65-D manufactured in accordance with CSA-
A257.2.
Bridge No. 13 (Future Maintenance): New 16 m long, 2250 mm
diameter reinforced concrete pipe Class 65-D manufactured in
accordance with CSA-A257.2.

Pipe Bedding Below
Pipe

Granular 'A' conforming to OPSS Division 10.

Backfill 300 mm min.
above Pipe

Granular 'A' conforming to OPSS Division 10.
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Driveway Surface Granular 'A' conforming to OPSS Division 10.

Enclosure Surface
Materials

100 mm minimum top soil, fine graded and seeded

Vertical End Wall Vertical interlocking concrete blocks (600 mm x 600 mm x 1200 mm
size) specified herein.

Erosion Stone All stone to be used for erosion protection shall be 125 - 250 mm
clear quarried rock or OPSS.Muni 1004, minimum 300 mm
thickness.

Filter Fabric "Non-Woven" geotextile filter fabric with a minimum strength equal
to or greater than Terrafix 270R, Amoco 4546, Mirafi 140NC or
approved equivalent.

5.4 Culvert Installation

Suitable dykes shall be constructed in the drain so that the installation of the pipe can be

accomplished in the dry.  The drain bottom shall be cleaned, prepared, shaped and compacted to

suit the new culvert configuration, as shown on the drawings.  Granular materials shall be

compacted to 100% of their maximum dry density; imported clean native materials shall be

supplied, placed and compacted to 95% of their maximum dry density.

5.5 Interlocking Concrete Block End Walls

End walls shall be constructed of interlocking concrete blocks, as shown on the drawings.  The size

of the blocks shall measure 600 mm wide, 600 mm high and 1200 mm long, and shall be plain

chamfered concrete style blocks, with a minimum 20 MPa strength, with 6% air entrainment, as

manufactured by Lock-Block Ltd. or approved equal.   The concrete block end walls shall be set on

a minimum 10:1 batter and shall be keyed into the existing drain banks and provided with a filter

fabric backing to separate the backfill materials from the concrete blocks.  The void space between

the pipe culvert and the concrete blocks shall be formed and filled with minimum 30 MPa concrete.

Concrete block end walls shall be designed by a Professional Engineer licensed in the Province of

Ontario and submitted to the Engineer for review for approval.

5.6 Granular 'A' Driveway

The Contractor shall construct the driveway with a longitudinal grade 2% – 10% approach over the

new culvert providing a minimum cover as specified on the drawings. This work includes the

installation of a minimum 200 mm thickness of compacted Granular 'A' (crushed limestone)

surface.  The minimum top width of the driveway shall be as shown on the drawings.

5.7 Asphalt Road Restoration

The Contractor shall restore the road providing a minimum cover as per OPSD 805.020. This work

includes 100 mm asphalt surface (40 mm HL4 surface asphalt and 60 mm HL8 base asphalt) over a

compacted Granular ‘A’ surface.

5.8 Lateral Tile Drains

Should the Contractor encounter any lateral tiles within the proposed culvert limits not shown on

attached drawings, the Contractor shall connect the outlet tile drain(s) to the new drain pipe in

consultation with the Drainage Superintendent, as required.

Known lateral tile drains identified on the drawings shall be connected to the new drain through a

pre-fabricated ‘Tee’
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Care must be taken in handling plastic drain pipe in cold weather to avoid causing damage.

Plastic drain pipe shall be held in position on planned grade immediately after installation

by careful placement of backfill material.

5.9 Culvert Connection

The Contractor shall connect the existing pipes to the new reinforced concrete pipe using a concrete

collar.  The Contractor shall install a poured in place concrete collar to join the two (2) pipe ends as

shown on the Drawings.  The pipes shall be butted together and wrapped with filter fabric (Terrafix

270R or approved equal) a minimum 1.0 m wide prior to pouring the concrete collar.  All concrete

used to construct the concrete collar shall have a minimum compressive strength of 30 MPa in 28

days.  The Contractor shall prepare the form work and false work within the drain as required that

facilitates the placement of the concrete within the minimum coverage thicknesses surrounding the

pipe joint as specified on the Drawings.  The concrete needs to be vibrated to fill in all voids.  The

Contractor shall avoid backfilling the new concrete collar until the concrete has had a minimum

three (3) days to cure.

5.10 Site Cleanup and Restoration

As part of the work and upon completion, the Contractor shall remove and dispose of, off-site any

loose timber, logs, stumps, large stones, rubber tires, cinder blocks or other debris from the drain

bottom and from the side slopes.  Where the construction works cross a lawn, the Contractor shall

take extreme care to avoid damaging the lawn, shrubs and trees encountered.  Upon completion of

the work, the Contractor shall completely restore the area by the placement and fine grading of

topsoil and seeding or sodding the area as specified by the Engineer or Drainage Superintendent.

6.0 NEW CATCH BASINS

The Contractor shall arrange for the supply and installation of pre-cast concrete catch basins as

specified on the drawings shown. Grate elevations of catch basins shall be set to allow proper

grading and drainage of surrounding lands and to the satisfaction of the Drainage Superintendent

and/or Engineer.

The Contractor shall install all precast structures plumb and true to line and grade. Precast bases

shall be set to the specified grade, shall be level, and shall have uniform overall contact with the

underlying soil.

All catch basins installed shall meet the dimensions and locations outlined in the drawings and in

accordance with City of Windsor Drawing AS-309A and conform to the requirements of Ontario

Provincial Standard Specification (OPSS 1351). Frame and grates installed shall be in accordance

with City of Windsor Drawing AS-301.

Leader pipes of the catch basins shall be connected to the new concrete pipe drain centered about

the drain pipe springline, with a minimum pipe grade of 1%.  New catch basin leads shall be PVC

DR 35.  Approved native material may be used in areas outside of the roadways.

Leader pipes shall connect to the drain pipe with pre-fabricated ‘tees’.

All parging material shall be hydraulic cement.  Portland cement mixes will not be allowed.

Pipe placed in the catch basin walls for inlet and outlet connections shall extend through the wall a

sufficient distance to allow for connections. The pipes shall be trimmed flush with the inside wall

and shall be securely sealed into place using grout.

All catch basins shall be manufactured to allow for a minimum 150 mm height of riser adjustment

rings to permit elevation modifications if required.
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Catch basins shall be backfilled with clean native material in maximum 300 mm lifts and

compacted to 98% of the maximum standard proctor density.

6.1 Ditch Inlet Catch Basin (Bridge No. 7 Extension)

The ditch inlet catch basin shall be as per OPSD 705.03 and be supplied with a steel honeycomb

grate as per OPSD 403.01 with a 2:1 side slope. The inlet elevation and location shall be as

specified on the Drawings.

7.0 HYDRAULIC SEEDING OF GRASS BUFFER & ENCLOSURE

All new drain banks and existing grassed areas disturbed by construction shall be hydraulic mulch

seeded as specified herein. The existing ground surface to be seeded shall be loosened to a depth of

26 mm and shall be rendered uniformly loose for that 25 mm depth. The surface shall be

predominantly fine and free from weeds and other unwanted vegetation. All other loose surface

litter shall be removed and disposed of.

Hydraulic mulch shall consist of finely ground cellulose pulp derived from recycled newsprint and

shall be dyed green. Its fiber consistency shall be approximately 60% fine fiber with the balance

being paper particles, 40% of which shall be a diameter of 3 mm minimum and 6 mm maximum.

Hydraulic mulch shall be applied at 2,000 kg per 10,000 m². Clean water shall be applied at 42,700

liters per 10,000 m².

Seeding and mulching shall be a one step process in which the seed, fertilizer and hydraulic mulch

are applied simultaneously in a water slurry via the hydraulic seeder/mulcher. The materials shall be

added to the supply tank while it is being loaded with water. The materials shall be thoroughly

mixed into a homogeneous water slurry and shall be distributed uniformly over the prepared

surface. The materials shall be measured by mass or by a mass-calibrated volume measurement,

acceptable to the Drainage Superintendent.

The hydraulic seeder/mulcher shall be equipped with mechanical agitation equipment capable of

mixing the materials into a homogenous state until applied. The discharge pumps and gun nozzles

shall be capable of applying the material uniformly.

Grass seed shall be Canada No. 1 grass seed mixture meeting the requirements of a Waterway

Slough Mixture as supplied by Growmark or approved equal, as follows:

Creeping Red Fescue 20%
Meadow Fescue 30%
Tall Fescue 30%
Timothy 10%
White Clover 10%

Bags shall bear the label of the supplier indicating the content by species, grade and mass. Seed

shall be applied at a rate of 200 kg per 10,000 m².

Fertilizer shall be 8-32-16 applied at 350 kg per 10,000 m². It shall be in granular form, dry, free

from lumps and in bags bearing the label of the manufacturer, indicating mass and analysis.

The hydraulic seeding shall be deemed "Completed by the Contractor" when the seed has
established in all areas to the satisfaction of the Engineer. Re-seeding and/or other methods
required to establish the grass will be given consideration to achieve the end result and the
costs shall be incidental to the works.
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8.0 HYDRAULIC SEEDING OF DRAIN BANKS

The newly established drain banks and all existing grassed areas disturbed by construction shall

be hydraulic mulch seeded as specified herein.  The surface shall be predominantly fine and free

from weeds and other unwanted vegetation.  All other loose surface litter shall be removed and

disposed of.

Bonded Fibre Matrix shall consist of thermally refined wood fibers and 10% cross-linked hydro-

colloidal tackifiers.  It should be 100% biodegradable.  The curing period shall be not more than

48 hours.  Bonded Fibre Matrix shall be hydraulically applied and after application be capable of

adhering to the soil.  In a dry state, shall be comprised of not less than 70% by weight of long,

stranded wood fibres held together by organic or mineral bonding agents or both.

Bonded Fibre Matrix shall be applied at a minimum rate of 3,700 kg of dry product per 10,000

m2.  It shall be thoroughly mixed with water in a hydraulic seeder and mulcher at a rate of 20-30

kg of dry product to 500-600 litres of water to form a homogeneous slurry. Refer to OPSS.PROV

804 for specifications.

Seeding and mulching shall be a one step process in which the seed, fertilizer and hydraulic

mulch are applied simultaneously in a water slurry via the hydraulic seeder/mulcher.  The

materials shall be added to the supply tank while it is being loaded with water.  The materials

shall be thoroughly mixed into a homogeneous water slurry and shall be distributed uniform,

cohesive mat over the prepared surface.  The materials shall be measured by mass or by a mass-

calibrated volume measurement, acceptable to the Drainage Superintendent.

The hydraulic seeder/mulcher shall be equipped with mechanical agitation equipment capable of

mixing the materials into a homogenous state until applied.  The discharge pumps and gun

nozzles shall be capable of applying the material uniformly.

Grass seed shall be Canada No. 1 grass seed mixture meeting the requirements of a Waterway
Slough Mixture as supplied by Growmark or approved equal, as follows:

Creeping Red Fescue 20%
Meadow Fescue 30%
Tall Fescue 30%
Timothy 10%
White Clover 10%

Bags shall bear the label of the supplier indicating the content by species, grade and mass.  Seed

shall be applied at a rate of 200 kg per 10,000 m².
Fertilizer shall be 8-32-16 applied at 350 kg per 10,000 m².  It shall be in granular form, dry, free

from lumps and in bags bearing the label of the manufacturer, indicating mass and analysis.

The hydraulic seeding shall be deemed "Completed by the Contractor" when the seed has
established in all areas to the satisfaction of the Engineer.  Re-seeding and/or other methods
required to establish the grass will be given consideration to achieve the end result and the
costs shall be incidental to the works.

9.0 ROCK CHECK DAM

Rock check dam shall be installed upstream of Bridge No. 5 prior to commencing construction.  The

location and exact dimensions of the rock check dams will be confirmed with the Drainage

Superintendent prior to their installation.  Installation shall be in accordance with OPSD 219.211

with the modifications to size as discussed with the Drainage Superintendent.

The rock check dam will not be removed until as directed by the Drainage Superintendent.
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10.0 REFUGE STILLING POOL

The Contractor shall construct a refuge stilling pool in the bottom of the open drain directly

upstream of Bridge No. 5 in accordance with OPSD 219.220.  The contractor shall excavate the

pool in the drain bottom to enhance fish habitat.  The pool shall have a length of 4 metres, a bottom

width of 1.0 metres with 1:1 side slopes and a depth below design grade of 300 mm.  A stone rip-

rap lining, countersunk and 200 mm thick with filter fabric underlay, shall be placed in the bottom.

The pool shall be centred on the finished bottom width of the drain as specified herein.  Material

excavated from the pool shall be disposed of in the same manner as all other material excavated

from the channel bottom.

11.0 ROADSIDE DITCH WORK

The Contractor shall replace the existing corrugated steel pipe located on the west side of Banwell

Road with a new 450 mm diameter high density polyethylene (HDPE) Boss 2000 pipe (as

manufactured by Armtec, or approved equal) complete with a prefabricated 60 degree bend

connected to prefabricated ‘tee’ as specified on the drawings attached herein.  The Contractor shall

also extend the existing roadside ditch to the new pipe inlet and reinstall salvaged stone erosion

protection.
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GENERAL SPECIFICATIONS

1.0 AGREEMENT AND GENERAL CONDITIONS
The part of the Specifications headed "Special Provisions" which is attached hereto forms part of

this Specification and is to be read with it.  Where there is any difference between the requirements

of this General Specification and those of the Special Provisions, the Special Provisions shall

govern.

Where the word "Drainage Superintendent" is used in this specification, it shall mean the person or

persons appointed by the Council of the Municipality having jurisdiction to superintend the work.

Tenders will be received and contracts awarded only in the form of a lump sum contract for the

completion of the whole work or of specified sections thereof.  The Tenderer agrees to enter into a

formal contract with the Municipality upon acceptance of the tender.  The General Conditions of

the contract and Form of Agreement shall be those of the Stipulated Price Contract CCDC2-

Engineers, 1994 or the most recent revision of this document.

2.0 EXAMINATION OF SITE, PLANS AND SPECIFICATIONS
Each tenderer must visit the site and review the plans and specifications before submitting his/her

tender and must satisfy himself/herself as to the extent of the work and local conditions to be met

during the construction.  Claims made at any time after submission of his/her tender that there was

any misunderstanding of the terms and conditions of the contract relating to site conditions, will not

be allowed.  The Contractor will be at liberty, before bidding to examine any data in the possession

of the Municipality or of the Engineer.

The quantities shown or indicated on the drawings or in the report are estimates only and are for the

sole purpose of indicating to the tenderers the general magnitude of the work.  The tenderer is

responsible for checking the quantities for accuracy prior to submitting his/her tender.

3.0 MAINTENANCE PERIOD
The successful Tenderer shall guarantee the work for a period of one (1) year from the date of

acceptance thereof from deficiencies that, in the opinion of the Engineer, were caused by faulty

workmanship or materials.  The successful Tenderer shall, at his/her own expense, make good and

repair deficiencies and every part thereof, all to the satisfaction of the Engineer.  Should the

successful Tenderer for any cause, fail to do so, then the Municipality may do so and employ such

other person or persons as the Engineer may deem proper to make such repairs or do such work,

and the whole costs, charges and expense so incurred may be deducted from any amount due to the

Tenderer or may be collected otherwise by the Municipality from the Tenderer.

4.0 GENERAL CO-ORDINATION
The Contractor shall be responsible for the coordination between the working forces of other

organizations and utility companies in connection with this work.  The Contractor shall have no

cause of action against the Municipality or the Engineer for delays based on the allegation that the

site of the work was not made available to him by the Municipality or the Engineer by reason of the

acts, omissions, misfeasance or non-feasance of other organizations or utility companies engaged in

other work.
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5.0 RESPONSIBILITY FOR DAMAGES TO UTILITIES
The Contractor shall note that overhead and underground utilities such as hydro, gas, telephone and

water are not necessarily shown on the drawings.  It is the Contractor's responsibility to contact

utility companies for information regarding utilities, to exercise the necessary care in construction

operations and to take other precautions to safeguard the utilities from damage.  All work on or

adjacent to any utility, pipeline, railway, etc., is to be carried out in accordance with the

requirements of the utility, pipeline, railway, or other, as the case may be, and its specifications for

such work are to be followed as if they were part of this specification.  The Contractor will be liable

for any damage to utilities.

6.0 CONTRACTOR’S LIABILITY
The Contractor, his/her agents and all workmen or persons under his/her control including sub-

contractors, shall use due care that no person or property is injured and that no rights are infringed

in the prosecution of the work.  The Contractor shall be solely responsible for all damages, by

whomsoever claimable, in respect to any injury to persons or property of whatever description and

in respect of any infringement of any right, privilege or easement whatever, occasioned in the

carrying on of the work, or by any neglect on the Contractor's part.

The Contractor, shall indemnify and hold harmless the Municipality and the Engineer, their agents

and employees from and against claims, demands, losses, costs, damages, actions, suits, or

proceedings arising out of or attributable to the Contractor's performance of the contract.

7.0 PROPERTY BARS AND SURVEY MONUMENTS
The Contractor shall be responsible for marking and protecting all property bars and survey

monuments during construction.  All missing, disturbed or damaged property bars and survey

monuments shall be replaced at the Contractor's expense, by an Ontario Land Surveyor.

8.0 MAINTENANCE OF FLOW
The Contractor shall, at his/her own cost and expense, permanently provide for and maintain the

flow of all drains, ditches and water courses that may be encountered during the progress of the

work.

9.0 ONTARIO PROVINCIAL STANDARDS
Ontario Provincial Standard Specifications (OPSS) and Ontario Provincial Standard Drawings

(OPSD) shall apply and govern at all times unless otherwise amended or extended in these

Specifications or on the Drawing.  Access to the electronic version of the Ontario Provincial

Standards is available online through the MTO website, free of charge to all users.  To access the

electronic standards on the Web go to http://www.mto.gov.on.ca/english/transrd/.  Under the title

Technical Manuals is a link to the Ontario Provincial Standards.  Users require Adobe Acrobat to

view all pdf files.

10.0 APPROVALS, PERMITS AND NOTICES
The construction of the works and all operations connected therewith are subject to the approval,

inspection, by-laws and regulations of all Municipal, Provincial, Federal and other authorities

having jurisdiction in respect to any matters embraced in this Contract.  The Contractor shall obtain

all approvals and permits and notify the affected authorities when carrying out work in the vicinity

of any public utility, power, underground cables, railways, etc.
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11.0 SUBLETTING
The Contractor shall keep the work under his/her personal control, and shall not assign, transfer, or

sublet any portion without first obtaining the written consent of the Municipality.

12.0 TIME OF COMPLETION
The Contractor shall complete all work on or before the date fixed at the time of tendering.  The

Contractor will be held liable for any damages or expenses occasioned by his/her failure to

complete the work on time and for any expenses of inspection, superintending, re-tendering or re-

surveying, due to their neglect or failure to carry out the work in a timely manner.

13.0 TRAFFIC CONTROL

The Contractor will be required to control vehicular and pedestrian traffic along roads at all times

and shall, at his/her own expense, provide for placing and maintaining such barricades, signs, flags,

lights and flag persons as may be required to ensure public safety.  The Contractor will be solely

responsible for controlling traffic and shall appoint a representative to maintain the signs and

warning lights at night, on weekends and holidays and at all other times that work is not in

progress.  All traffic control during construction shall be strictly in accordance with the

Occupational Health and Safety Act and the current version of the Ontario Traffic Manuals.

Access to the electronic version of the Ontario Traffic Manual is available online through the

MTO website, free of charge to all users.  To access the electronic standards on the Web go to

http://www.mto.gov.on.ca/english/transrd/, click on "Library Catalogue," under the "Title," enter

"Ontario Traffic Manual" as the search.  Open the applicable "Manual(s)" by choosing the "Access

Key," once open look for the "Attachment," click the pdf file.  Users require Adobe Acrobat to

view all pdf files.

Contractors are reminded of the requirements of the Occupational Health and Safety Act
pertaining to Traffic Protection Plans for workers and Traffic Control Plan for Public Safety.

14.0 SITE CLEANUP AND RESTORATION

As part of the work and upon completion, the Contractor shall remove and dispose of, off-site any

loose timber, logs, stumps, large stones, rubber tires, cinder blocks or other debris from the drain

bottom and from the side slopes.  Where the construction works cross a lawn, the Contractor shall

take extreme care to avoid damaging the lawn, shrubs and trees encountered.  Upon completion of

the work, the Contractor shall completely restore the area by the placement and fine grading of

topsoil and seeding or sodding the area as specified by the Engineer or Drainage Superintendent.

15.0 UTILITY RELOCATION WORKS

In accordance with Section 26 of the Drainage Act, if utilities are encountered during the

installation of the drainage works that conflict with the placement of the new culvert, the operating

utility company shall relocate the utility at their own costs. The Contractor however will be

responsible to co-ordinate these required relocations (if any) and their co-ordination work shall be

considered incidental to the drainage works.

16.0 FINAL INSPECTION

All work shall be carried out to the satisfaction of the Drainage Superintendent for the

Municipality, in compliance with the specifications, drawings and the Drainage Act.  Upon

completion of the project, the work will be inspected by the Engineer and the Drainage

Superintendent.
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Any deficiencies noted during the final inspection shall be immediately rectified by the Contractor.

Final inspection will be made by the Engineer within 20 days after the Drainage Superintendent has

received notice in writing from the Contractor that the work is completed, or as soon thereafter as

weather conditions permit.

17.0 FISHERIES CONCERNS

Standard practices to be followed to minimize disruption to fish habitat include embedment of the

culvert a minimum 10% below grade, constructing the work 'in the dry' and cutting only trees

necessary to do the work (no clear-cutting).  No in-water work is to occur during the timing

window unless otherwise approved by the appropriate authorities.
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B Y – L A W   N U M B E R    XX-2023 

 
A PROVISIONAL BY-LAW TO PROVIDE FOR 
THE REPAIR AND IMPROVEMENT OF THE 

GOUIN DRAIN 
 

Passed the __ day of __________, 2023. 
 

WHEREAS the Council of The Corporation of the City of Windsor has 
procured a Drainage Report for the Gouin Drain as prepared by Dillon Consulting, 
dated September 14, 2023 (“Engineer’s Report”) which report is attached hereto 
and forms part of this by-law; 

 
AND WHEREAS the estimated total cost of the drainage works is 

$1,599,600.00 which will be borne by the property owners within the City of 
Windsor in accordance with the Schedule of Assessment in the Drainage Report; 

 
AND WHEREAS the Council of The Corporation of the City of Windsor is 

of the opinion that the repair and improvement of the Gouin Drain is desirable; 
 
THEREFORE the Council of the Corporation of the City of Windsor, 

pursuant to the provisions of Section 45 of the Drainage Act, R.S.O. 1990, hereby 
enacts as follows: 

 
1. THAT the Engineer’s Report for the Repair and Improvement of the 

Gouin Drain as prepared by Dillon Consulting, dated September 14, 
2023, which is attached hereto as Schedule “A”, is hereby adopted, 
and the drainage works as therein indicated and set forth are hereby 
authorized and shall be completed in accordance therewith. 

 
2. THAT this by-law shall come into force and take effect on the day of the 

final passing thereof.  
  

 DREW DILKENS, MAYOR 
 
 

 CITY CLERK 
 
 
First Reading - October 30, 2023 
Second Reading - October 30, 2023 
Third Reading -      , 2023 
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Council Report:  C 149/2023 

Subject:  Update Regarding The Divestment of the East Riverside 
Shorewall; Supplementing Report C77/2023 - Ward 7 

Reference: 

Date to Council: October 30, 2023 
Author: Isak Quakenbush 

Pollution Control Project Engineer 
(519) 253-7111 Ext. 3226

iquakenbush@citywindsor.ca
Engineering
Report Date: October 14, 2023

Clerk’s File #: SL2023

To:  Mayor and Members of City Council 

Recommendation: 

I. THAT City Council RECEIVE this report to supplement Council Report C77-2023

with respect to Council Decision B14/2019, the City-owned shorewall along Lake

St. Clair; and,

II. THAT APPROVAL BE GIVEN to divest the East Riverside shorewall of The

Corporation of the City of Windsor (the “City”) on the following terms:

1. BUYERS: Each of the owners of 10870 to 11906 

Riverside Drive East, Windsor who do not 
currently own their portion of the subject lands 
(hereinafter the “Buyers”, and each a “Buyer”)  

2. PROPERTY: A 1ft. wide section of land upon which the 

concrete shorewall is situated, between the south 
shore of Lake St. Clair and the lots municipally 
known as 10870 to 11906 Riverside Drive East, 

Windsor to the south, as set out in Letters Patent 
registered as Instruments No. R6939 Riverside, 

to be further described on a Reference Plan to 
be registered (hereinafter the “Subject Lands”)  

3. SALE PRICE: $1, plus HST, if applicable. The City shall also be 

responsible for all legal fees and disbursements 

of the Buyers incurred in connection with the 
transfer of the Subject Lands; and, 

Item No. 11.2
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III.  THAT the transaction identified in Recommendation II BE COMPLETED 

electronically, for the property where it is available, pursuant to By-Law 366-2003 
and that the Chief Administrative Officer and the City Clerk BE AUTHORIZED to 

execute all documents necessary to complete the transaction, as required, and 

that the City Solicitor BE AUTHORIZED to execute documents standard to the real 

estate transaction; and, 

IV. THAT City Council APPROVE the transfer of $350,146 from projects 7191024 

(Wellesley Rehab – Terminal to Ypres $240,000) and 7145005 (Enhanced Interim 

Financing Fund $110,146) to project 7192007 (Riverside Breakwall Study) to bear 

the costs associated with the above-referenced transactions as described in 

Recommendation II. 

 

Executive Summary: 

N/A 

Background: 

The East Riverside Shorewall (“the Shorewall”) is a 1ft. wide section of land upon which 

the concrete shorewall is situated, between the south shore of Lake St. Clair and the 
lots municipally known as 10870 to 11906 Riverside Drive East. 

On March 31, 1931 the Lieutenant-Governor in Council signed a Letters Patent 

document restricting the sale of the Shorewall without prior approval by the Lieutenant-
Governor. The Letters Patent site the reasoning behind this restriction is to protect the 

rights of the public to access and enjoy the adjacent navigable waters. As the access to 
the water is now restricted by private property these restrictions are no longer applicable 
to the public.    

At its meeting on April 1, 2019, City Council adopted resolution B14/2019 directing 
Administration to request permission from the Lieutenant Governor of Ontario to divest 

of the Shorewall and report back. Council Report C77/2023 outlines the request that 
was made and the steps taken to address the Council Direction. This report provides 
current information regarding the status of the restrictions and proposes a process to 

legally divest the Shorewall. 

Discussion: 

On July 25, 2023, Administration received correspondence from the Ministry of Natural 
Resources and Forestry (the “Ministry”) stating that the Ministry will approve the release 

of the Letters Patent restrictions. Subsequently, the Ministry encountered title issues 
with the Subject Lands, namely that they could not be legally described, and that not all 

of the Subject Lands appeared to be owned by the City. 
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Administration, in coordination with the Ministry, determined that the following steps are 
required to resolve these issues so that the Ministry can issue the formal Release 

Order.  

1.  New Reference Plans are required, in order to appropriately describe the 
individual parts of the Shorewall. It is anticipated to take 23 weeks from notice to 

proceed to prepare and register the required Reference Plans.  

2.  The Ministry will then register a Release Order on title to the Subject Lands, 

releasing the restrictions in the Letters Patent. 

3. If approved by City Council, Administration will offer the divestment of the Subject 
Lands to the Buyers as described in Recommendation II.  

A title search revealed that 29 of the 70 segments of the Subject Lands already belong 
to the abutting owners. Investigations revealed these segments were originally vested in 

accordance with a tax certificate dated June 1, 1934 and registered on title on July 9, 
1934 as Instrument No. 7477.  Subsequent to the vesting, the 29 segments were 
inadvertently conveyed by the former municipality of Riverside along with the abutting 

properties.   Although contrary to the restrictions set out in the Letters Patent, the 
conveyances were valid and effectively transferred ownership of the Shorewall to the 

abutting owners. A list of the properties showing the current Shorewall owners by 
municipal lot number is attached as Appendix A. Pending Council Approval and the 

Release Order, the owners of these properties will receive correspondence confirming 

that the restrictions in the Letters Patent have been lifted and that they are full owners of 
their portion of the Subject lands. 
 

The owners of the remaining 41 abutting properties, pending Council approval, will be 
offered the proposed divestment to acquire ownership of their individual segments of 

the Shorewall. If the owners do not accept the offer of divestment the City will continue 
its ownership of those segments of the Shorewall. Because it is anticipated that some 
property owners will decline the proposed divestment, Administration previously 

recommended that Council pass the Local Improvement Policy Amendment as 
proposed in Council Report C77/2023 to provide property owners with options to 

improve the Shorewall.  
 
As the wall cannot be considered a single entity, engineered terminations or transitions 

would need to be provided at the boundaries at the ends of any proposed Local 
Improvement Projects (LIPs). This will complicate and likely increase the average cost 

of design and construction if LIPs occur. However, reducing the number of owners 
involved in each LIP could allow for a more tailored approach to design improvements 
to individual segments of the Shorewall. Pending Council approval, Shorewall owners 

may still elect to participate in future LIPs but this will need to be addressed on a case 
by case basis. 

Risk Analysis: 

Divesting the Shorewall poses minimal risk to the City as the standard throughout the 
province is that waterfront owners are responsible for their properties, including 
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Shorewalls. Divestment may also reduce the overall cost of future maintenance 
projects, thus reducing the impacts to City funding. Individual owners would be 

responsible for shore protection designs and permitting responsibilities would be passed 
to Essex Region Conservation Authority.  

Property owners are under no obligation to accept the divestment and as such it is 

unlikely that all property owners will participate.  This risk is mitigated by the 
recommendations of report C77/2023 which proposes a local improvement strategy for 

shorewall rehabilitation. 

Climate Change Mitigation: 

There are no mitigation risks associated with divesting the Shorewall. 

Climate Change Adaptation: 

More frequent and intense rain events, higher lake levels and wave action can 

accelerate erosion and increase the need for enhanced shoreline protection.  Future 
shorewall improvements should consider any increasing risks associated with climate 
change, including taking any action that may be required by permitting agencies. 

Financial Matters:  

The divestment of the Shorewall should reduce the financial impacts of future LIPs as it 
is anticipated that most privately owned properties would not participate in a LIP. In 
order to encourage Owner acceptance of the divestment, Administration proposes that 

the City bear the costs associated with the divestment of the wall, and offer the land to 
owners for $1 as stated in Recommendation II. 

The following outlines the costs associated with this process.  Administration has 
already paid the processing fee of $830 to the Ministry and $8,136 for a title search. 
Verhaegen Land Surveyors has provided an estimate of $65,000 to prepare and deposit 

the new required Reference Plans. Buyers will need a legal representative to acquire 
the Subject Lands which may cost as much as $1,500 per transaction. Buyers also 

typically incur other minor costs, including document preparation and deed registration 
fees ($250 and $80 respectively).  

Administration recommends waiving the abovementioned fees and reimbursing Buyers 

for their legal costs. This will ensure the true cost to Buyers is the $1 sale price and will 
remove cost as a barrier to their decision.  

The costs (excluding HST) and proposed funding sources are detailed in the financial 
summary table below. 

EXPENSES 

Item Description Unit Cost QNTY Total Cost  

MNRF Processing Fee (Paid) 830 1 $830 

Title Search (Paid) $8,136 1 $8,136 
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Survey And Registration of 12R Plans $65,000 1 $65,000 

Waiving Deed Document Preparation Fee  $250  41 $10,250 

Waiving Deed Registration   $80 41 $3,280 

Reimburse Owners Individual Legal Fees $1,500 41 $61,500 

Sale Price (Cost to Owners) -$1 41 -$41 

Internal Costs / Contingency / Taxes $211,045 1 $211,045 

Total Expenses $360,000 

REVENUES 

Project / Fund Amount of Funds 

7192007 - Riverside Break Wall Study (Remaining) $9,854 

7191024 – Wellesley Rehab (Terminal to Ypres) $240,000 

 7145005 – Enhanced Interim Financing Fund $110,146 

 Total Revenues $360,000 

If approved by council a total of $350,146 will be transferred to Project 7192007, 

Riverside Breakwall Study, to cover the costs of offering the divestment of the Shorewall 
to the owners of each abutting property.  The transfer of funding has been taken from 

projects that are considered near or at completion and as such previously allocated 
funding is no longer required. 

Consultations: 

Kathy Buis   Financial Planning Administrator 

Karina Richters  Supervisor Environmental Sustainability and                

Climate Change 

Kate Tracey   Senior Legal Council – Real Estate and Risk Management 

Denise Wright  Manager of Real Estate Services 

Conclusion:  

Administration recommends divesting the Shorewall to the interested abutting property 
owners at the minimal cost of $1. To do this, additional funding is required to cover the 

costs of the legal documents and processes needed to lift the restrictions and properly 
coordinate the deeds for each lot.    

Planning Act Matters:   

N/A 

Approvals: 

Name Title 
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Name Title 

Fahd Mikhael Manager of Design 

Stacey McGuire Executive Director of Engineering/Deputy 
City Engineer 

Chris Nepszy Commissioner of Infrastructure Services 

Shelby Askin Hager Commissioner of Legal & Legislative 
Services 

Janice Guthrie Commissioner of Corporate Services – 
CFO/City Treasurer 

Joe Mancina Chief Administrative Officer 

Notifications: 

Name Address Email 

Scott Kaldeway Lands and Business Services Section 
Ministry of Natural Resources and 

Forestry 

Scott.Kaldeway@ontario.ca 

Additional list provided to the Clerks Office  

 

Appendices: 

   
Appendix A   East Riverside Shorewall Owner List 
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APPENDIX A 

RIVERSIDE SHOREWALL OWNERS BY PROPERTY 

           

Parcel Municipal Address PIN number Breakwall Owner 

1 10870 01054-0826 Homeowner 

2 10896 01054-0827 Homeowner 

3 10910 01054-0290 Homeowner 

4 10930 01054-0291 Homeowner 

5 10950 01054-0292 Homeowner 

6 10960 01054-0331 Homeowner 

7 10976 01054-0212 City 

8 10988 01054-0213 City 

9 11000 01054-0214 City 

10 11014 01054-0215 Homeowner 

11 11030 01054-0216 City 

12 11044 01054-0217 Homeowner 

13 11060 01054-0218 Homeowner 

14 11080 01054-0219 Homeowner 

15 11120 01054-0220 Homeowner 

16 11134 01054-0272 City 

17* 11150 01054-0260 City  

18 11166 01054-0261 City  

19 11178 01054-0262 City 

20 11194 01054-0263 City 

21* 11200 
01054-0415 

01054-0834 

City  

Homeowner 

22 11218 01054-0835 Homeowner 

23 11228 01054-0265 City 

24 11246 01054-0814 City 

25 11262 01054-0813 City 

26 11280 01054-0275 City 

27 11310 01054-0310 City 

28 11336 01054-0311 City 

29 11350 01054-0312 City 

30 11360 01054-0313 City 

31 11370 01054-0323 Homeowner 

32 11382 01054-0002 City 

33 11394 01054-0327 Homeowner 

34 11414 01054-0005 City 

35 11420 01054-0006 City 

36 11430 01054-0007 City 

37 11438 01054-0334 Homeowner 
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38 11450 01054-0335 Homeowner 

39 11460 01054-0296 Homeowner 

40 11474 01054-0336 City 

41 11488 01054-0565 City 

42 11506 01054-0338 (R) City 

43 11520 01054-0561 City 

44 11530 01054-0472 Homeowner 

45 11550 01054-0563 City 

46 11566 01054-0559 Homeowner 

47 11584 01054-0362 City 

48 11600 01054-0371 City 

49 11622 01054-0372 Homeowner 

50 11636 01054-0373 City 

51 11646 01054-0374 Homeowner 

52 11660 01054-0375 Homeowner 

53 11676 01054-0376 City 

54 11694 01054-0377 Homeowner 

55 11710 01054-0378 City 

56 11722 01054-0379 City 

57 11740 01054-0386 City 

58 11750 01054-0356 City 

59 11766 01054-0355 City 

60 11770 01054-0833 City 

61 11810 05054-0352 City 

62 11820 01054-0351 City 

63 11830 01054-0350 City 

64 * 11850 01054-0349 City 

65 11860 01054-0348 Homeowner 

66 11870 01054-0347 Homeowner 

67 11880 01054-0346 Homeowner 

68 11890 01054-0345 Homeowner 

69 11906 01054-0411 Homeowner 

 

 

* NOTE:   Parcel 17 – City owns 13’3” therefore an additional part must be added to 12R 

Parcel 21 – Part of the shorewall is owned by the City, part is owned by 

Homeowner 

   Parcel 64 – City owns 14” therefore an additional part must be added to 12R 
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 Council Report:  C 77/2023 

Subject:  Update Regarding Council Decision B14/2019 and Proposed 
Local Improvement Policy Amendment for Shoreline Structures - City-
Wide 

Reference: 

Date to Council: August 8, 2023 
Author: Isak Quakenbush 

Engineer II 
519-255-6257 ext. 6407 
iquakenbush@citywindsor.ca 

Engineering 
Report Date: May 29, 2023 

Clerk’s File #: SL2023 

To:  Mayor and Members of City Council 

Recommendation: 

I. That City Council RECEIVE this report in response to Council Decision B14/2019 

with respect to the City-owned shorewall along Lake St. Clair; and, 

II. That City Council APPROVE the addition of Section 4.6 Shoreline Structures to 

the existing Consolidated Local Improvement Policy (Appendix B). 

Executive Summary: 

N/A 

Background: 

At its meeting on April 1, 2019, City Council adopted resolution B14/2019 which reads: 

I. That Council FORMALLY REQUEST the Lieutenant Governor of Ontario for 

permission to divest of the City-owned Shorewall along Lake St. Clair; and 

II. That Administration FURTHER REPORT BACK with respect to the questions 

regarding possible transfer ownership of shorewalls and associated land; and 

III.  That City Council DIRECT Administration to establish a Public Shorewall Local 

Improvement Policy in accordance with the parameters of this report and bring 
forward for approval of City Council; and 

IV. That Administration conduct a condition assessment of the 1.5 km. Riverside 
breakwall situated between the South Shore of Lake St. Clair and the north side 
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of the lots located on the north side of Riverside Drive from Sand Point Beach to 
the Rendezvous Shores Subdivision; and 

V. That $ 75,000.00 BE FUNDED as a Council priority project in 2019 from the Pay-

as-you-go Reserve Fund 160 funding source; and 

VI. That Administration be requested to report back with recommendations with 

those results including the number of affected property owners in Southwood 
Lakes and on the East end; and  

VII. That Administration BE REQUESTED to organize a public meeting with the Ward 

Councillors and affected residents to be scheduled before the report is finalized; 
and 

VIII. That ERCA BE REQUESTED to take on the project and fund the condition 

assessment. 

This report is intended to respond to and provide status updates to the above noted 
Council Decision items. 

Discussion: 

Divesture of the Riverside Drive East Shorewall  

The request of the City for permission to divest was acknowledged by the Ministry of 
Natural Resources and Forestry (MNRF) on November 15, 2019.  An investigation was 
initiated by the MNRF in early 2020 and was determined to have carriage of the request 

for divestiture and accompanying recommendation to the Lieutenant Governor. 

In late 2021, Bill 13 received royal ascent authorizing the Minister of the MNRF to make 

some public land decisions including release from restrictions in letter patents, as is the 
case here.  Administration has confirmed that the City’s initial request is still valid and 
have paid the required administration fee to the MNRF to initiate the Minister’s review.  

Administration is still awaiting a decision at this time but continues to follow up. 

Regardless of the Minister’s decision, divestiture of the entire wall may be difficult as not 

all property owners may accept ownership.  Administration will develop viable plans on 
how to divest any portion of the shorewall, should that become an option, and report 
back. 

Local Improvement Policy (LIP) Amendment 
 

Ontario Regulation 586/06 Local Improvement Charges allows maintenance and work 
on shoreline structures to be assessed as a Local Improvement.  The attached 
Shoreline Structures Local Improvement Policy Amendment (Appendix B) was drafted 

for consideration.  A municipal structure that solely benefits private property is not 
common, however, the amendment provides a method to address shoreline 

improvements through the LIP process.   

 

City Council Agenda - Monday, October 30, 2023 
Page 428 of 457



 Page 3 of 8 

Since these structures solely benefit the adjacent properties, the full cost of the work 
would be assessed to the abutting property owners through one of the following: 

 A one-time payment 

 10- year special charges period* 

 20-year special charges period* 

*At an interest rate deemed appropriate by Administration for carrying costs. 

Local Improvement works can be petitioned for when one or more abutting property 

owners formally requests the work and delivers a sufficiently signed petition. 

In cases where improvements are determined to be necessary to protect the ongoing 

integrity and sustainability of the infrastructure, but absent a request from an abutting 
resident, the City can initiate those improvements.  If the affected residents are opposed 
to the work, they will have 30 days to submit a sufficiently signed petition against the 

works. If a sufficiently signed petition is provided, the City may not proceed and may not 
initiate the same project again for two years. If deemed necessary, the City could apply 

to the Ontario Land Tribunal for approval to undertake the work. 

Riverside Drive East Shorewall Condition Assessment  

Administration engaged Landmark Engineers Inc. (Landmark) for the completion of a 

structural assessment and functional design for the 1.5 km East Riverside Shorewall.  
This assignment was completed through the Engineering Roster and the report was 

delivered by Landmark on January 16, 2020 (Appendix A).  The contents of this report 
were released at the public meeting on March 31, 2023 and indicates the wall is 
structurally in fair to good condition; however, the wall has been undermined along a 

significant portion of the length allowing the retained fill materials to be eroded and 
undermine the concrete splash decks. 

Landmark provided a functional design that places a rip-rap and geotextile toe in front of 
the wall to re-establish the base of the wall to the lakebed to prevent further erosion.  
The wall would then be backfilled and the concrete splash decks replaced or 

rehabilitated as needed.   

The improvements are recommended to extend the life of the existing structure.  The 

estimated costs noted within the report are between $3.5 to 5.5 million depending on 
final design and timing of work. 

Eligibility for Policy 

The total number of abutting properties affected by this proposed policy amendment in 
East Riverside is 70 properties.  

Public Meetings East Riverside: 

The public meeting for residents abutting the East Riverside Shorewall was held on 
Friday, March 31, 2023 at the Riverside Sportsman’s Club from 4-7 p.m.  The boards 

presented at the meeting are attached as Appendix C.  Approximately 36 properties 
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were represented according to the sign-in sheet and administration received 17 
comment sheets.  In addition, 14 properties provided comments during the comment 

period for a total of 31 received comment sheets.  The resident comments and inquiries 
received are summarized below: 

1) Abutting residents should not have to pay 100% of the construction costs 

because: 
 

a) This is a City owned shorewall. 
 

b) The shorewall protects the community to the south from flooding. 

 
c) Some owners have already paid for shoreline related improvements. 

 
2) Landmark’s Functional Design will: 

 

a) Affect lake access for swimming, fishing and boat usage. 
 

b) Cause boat lifts and other structures to no longer be functional. 
 
c) Trap trash and debris causing odor issues and poor visual aesthetics. 

 
3) Will residents be able to purchase their portion of the shorewall? 

 

4) Has the City pursued other funding sources, such as, federal and provincial? 
 

As presented during the Public meeting, Ontario Regulation 586/06, Local Improvement 
Charges, grants municipalities the power to pass by-laws to perform work on a retaining 
wall and recover the cost from the abutting residents. 

The shorewall does not protect against flooding.  The Sewer and Coastal Flood 
Protection Master Plan has identified the instantaneous 1:100 year flood elevation to be 

176.5 meters, while the highest elevation of the shorewall is 176.2 meters.  In addition, 
the properties to the west have generally lower elevations than the lots abutting the 
shorewall.  During coastal flooding events water infiltrates onto Riverside Drive from 

these western properties, bypassing the shorewall. 

The City continues to implement the Sewer and Coastal Flood Protection Master Plan 

by constructing continuous inland landform barriers at the 176.5 meter elevation to 
protect the community south of Riverside Drive.  In the area of the municipally owned 
shorewall, the Ganatcho Trail is currently acting as this landform barrier.   

It is acknowledged that some residents have repaired or replaced the splash decks 
behind the shorewall (some multiple times).  This supports Landmark’s findings that 

material is being pulled from behind the shorewall through the gap between the 
shorewall and the lakebed.  Re-establishing the shorewall’s connection to the lakebed 
would prevent the undermining of the splash decks and prevent the need to regrade 

and replace them.  Therefore, Administration has revised the amendment from that 
presented at the public meeting to clarify that required work on private property would 

be handled similar to other LIP projects. Each individual property would be assessed for 
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the work required on that property.  With the revised LIP amendment, the property 
owners who have previously completed splash deck related improvements may not 

have to be burdened with further costs if no splash deck repairs or improvements are 
required on their property. 

Under the proposed amendment, each abutting property would be assessed 100% of 

the work required to maintain the shorewall along only its frontage. 

The Landmark report presented the most cost effective shorewall functional design and 

recognizes that there are other design options that could be explored. 

It is currently not possible for property owners to purchase their portion of the shorewall 
due to restrictions in the letters patent.  The City has requested from MNRF that the 

restrictions be lifted and if approved, transfer of ownership would become a possibility. 

Administration has investigated possible shorewall funding programs and continues to 

monitor opportunities as new grants and funding sources become available regularly. 
However, application processes are generally competitive and there is no guarantee of 
success with any future applications. 

Southwood Lakes: 

The Sewer and Coastal Flood Protection Master Plan recommends operational 

improvements to the ponds. Administration is currently working with a consultant to 
investigate options to alter the ponds hydrology and the ramifications of doing so. The 
results are expected in November of this year, after which a public meeting may be 

planned with the Southwood Lakes residents. 

ERCA Response  

ERCA was requested to take on the project and contribute funds to the Condition 

Assessment. ERCA advised that they do not have the resources to take on such an 
asset nor to fund the assessment. 

In ERCA’s opinion, having the City maintain ownership of the structure enables a 
consistent approach to hazard protection, rather than individualized solutions that would 
vary property-to-property. ERCA also advised, that if municipal ownership is maintained, 

there may be federal level funding sources for breakwall remediation addressing fish 
habitat issues.  

Risk Analysis: 

There is significant financial risk involved with not approving the proposed amendment 
to the Local Improvement Policy to include Shoreline Structures. If not approved, the 
City would have to fund the repairs through the general tax levy for works that solely 

benefit private individuals.    

Climate Change Mitigation: 

There are no mitigation risks associated with the proposed shorewall policy. 
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Climate Change Adaptation: 

Though there are no adaptation risks associated with the proposed shorewall policy, it 

should be noted that climate change may impact shorelines. 

More frequent and intense rain events, higher lake levels and wave action can 
accelerate erosion and increase the need for enhanced shoreline protection.  Future 

shorewall improvements should address any increasing risks associated with climate 
change. 

Financial Matters:  

There are a number of financial impacts that have been analyzed should the 

recommendation within this report be approved.  This included an assessment of the 
impact to City funding, the impact on available cash flows, and costs associated with the 

administration of the program, etc.  Currently, the cost for such work is either funded as 
part of a municipal capital project or cost shared between the City and the property 
owner(s).  The portion that remains to be funded over time by the taxpayer is in essence 

a loan with the City, in which the municipality becomes the financial lending authority on 
a long-term basis to the property owner and this is not necessarily aligned with service 

delivery.  A 20-year term requires administrative resources that could be utilized for 
other priorities.   

Furthermore, in situations where interest rates are initially higher and then fall over the 

repayment period, a property owner can choose a payout based upon the remaining 
balance outstanding.  The same does not hold true for the city, as interest rates rise 

over the 20-year period, the City would be essentially forgoing interest revenue until the 
full balance owing is collected.  There is no ability for the City to renegotiate the terms of 
the loan. 

Under the current policy, property owners will be provided with the choice to pay their 
share of the cost in full.  Those property owners who require financial assistance with 

the full payment can choose to access alternative financing through various lending 
institutions, which would likely have provisions for longer-term repayment periods and 
more attractive interest rates. 

An illustrative example is shown below with today’s 20 year lending institution average 
rate of 6.85% versus the City’s rate offering of 8.38%. 

Lending Institution   City of Windsor   

Average Loan Amount of $50,000   Average Loan Amount of 

$50,000 

  

Loan Term Fixed Rate 20 Yrs Loan Term Fixed Rate 20 Yrs 

Interest Rate  6.85% Interest Rate  8.38% 

Monthly Payment  $383 Monthly Payment  $430 

Total at end of Term $91,959 Total at end of Term $103,229 

Total Interest $41,959 Total Interest $53,229 
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As illustrated above, it is financially beneficial to seek external financing rather than to 
rely on the city program.  

Consultations:  

Wira Vendrasco,   Deputy City Solicitor – Legal and Real Estate 

Karina Richters,  Supervisor Environmental Sustainability and Climate 
Change 

Linda Mancina,   Financial Planning Administrator 

Adam Pillon,   Manager of Right-of-Way 

Adam Mourad,   Engineer II 

Stacey McGuire,  Manager of Development 

Tom Graziano,  Drainage Superintendent 

Ryan Langlois,  Water and Waste Water Engineer 

Natasha Gabbana,  Senior Manager of Asset Planning 

Luigi Congi,   Asset Coordinator 

Kristina Savi-Mascaro, Deputy Solicitor – Purchasing, Risk Management and POA 

Public Meeting   March 31, 2023  

 

Conclusion:  

This report is intended to provide an update to Council Decision B14/2019.  
Administration recommends adopting the proposed amendment to the Local 
Improvement Policy to include Section 4.6 Shoreline Structures. Should the option to 

divest the City of this asset be confirmed, Administration will report back. 

Planning Act Matters:   

N/A 

Approvals: 

Name Title 

Fahd Mikhael Manager of Design 

France Isabelle-Tunks Executive Director of Engineering/Deputy 

City Engineer 
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Name Title 

Chris Nepszy Commissioner of Infrastructure Services 

Shelby Askin Hager Commissioner of Legal & Legislative 
Services 

Janice Guthrie (A) Commissioner of Corporate Services 
– CFO/City Treasurer 

Joe Mancina Chief Administrative Officer 

Notifications: 

Name Address Email 

Craig Kondruk 11060 Riverside Drive East  

James Bryant  Essex Region Conservation Authority 

360 Fairview Ave W Suite 311 

Essex, Ontario, N8M 1Y6 

JBryant@erca.org 

Additional list provided to the Clerks Office  

 

Appendices: 

 A Landmark Shorewall Assessment and Functional Design Report    
  (January 16 2020) 
 

 B Proposed Local Improvement Policy Amendment - 4.6 Shoreline Structures 
 

    C March 31 2023 Public Meeting Boards 
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January 16, 2020      Project No. 19-007 
 
 
 
City of Windsor Engineering Dept.  
350 City Hall Square West 
Windsor, Ontario 
N9A 6S1 

 

Attention: Mr. Andrew Dowie, P.Eng. 

  Executive Initiatives Coordinator   
 
Re:  East Riverside Shorewall Assessment & Functional Design 

Final Report 
 
Dear Mr. Dowie: 
 
In accordance with the terms of our proposal dated 21 May 2019, please be advised 
that we have completed our investigation and assessment of the City’s shorewall 
structure along Lake St. Clair in East Riverside.  The findings of our investigation and 
our design recommendations for the restoration of the shorewall are presented in the 
following report. 
 
1.0 Background 
 
It is our understanding that in 1931, the former Town of Riverside acquired 
approximately 30 acres of waterlots along the Lake St. Clair shoreline from the 
Province of Ontario and constructed a concrete breakwall on the property in 
cooperation with the Federal government.  We understand that the subject waterlots 
were subsequently conveyed to the owners of the abutting shoreline properties – with 
the specific exception of the 1-foot wide strip of property upon which the concrete 
breakwall was built.   
 
When the City of Windsor annexed the Town of Riverside in 1965, it also inherited the 
subject breakwall.  This situation was brought to the attention of Windsor City Council 
in response to Council Question 25-2017, which noted the concerns of residents along 
Riverside Drive East with regard to both the ownership and the condition of the 
existing breakwall.  It is our understanding that abutting property owners have reported 
the existence of several significant cracks and holes in the 85+ year old concrete
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structure, resulting in active erosion occurring along portions of the privately-owned Lake St. 
Clair shoreline north of Riverside Drive East. 
 
In response to the above, the City of Windsor retained Landmark Engineers in the summer of 
2019 to undertake a condition assessment of the existing concrete breakwall structure located on 
the Lake St. Clair shoreline between the East Marsh Pumping Station (10864 Riverside Drive 
East) and the Rendezvous Shores subdivision.   
 
A key plan, depicting the location of the study area, is provided here as Figure 1.  
 
2.0 Purpose and Scope 
 
The principal purpose of this study was to document and assess the condition of the City-owned 
concrete breakwall along the Lake St. Clair Shoreline between the East Marsh Pumping Station 
(10864 Riverside Drive East) and the Rendezvous Shores subdivision in East Riverside.  The 
assignment also included the development of a functional design for a scope of shorewall repairs 
(including the adjacent privately-owned deck slabs), complete with cost estimates for budgeting 
purposes. 
 
In carrying out this assignment, we executed the following scope of work: 
 

 Visual and tactile inspections (both above and below the waterline) of the existing 
shoreline structure(s) within the study area; 

 Documenting the condition of the existing shoreline structures (both above and below 
the waterline) via photographs and inspection notes;  

 Identifying and quantifying observed deficiencies in the shoreline structure(s); and, 
 Preparing functional design recommendations for repairs to the shoreline structures – 

including order-of-magnitude cost estimates for budgeting purposes. 
 

Our findings are presented below. 
 
3.0 Inspection Methodology 
 

3.1 Underwater Inspections by Watech 
 
For the underwater inspection component of this assignment, Landmark retained Watech 
Services Inc., a specialized marine engineering and inspection company based out of London, 
Ontario.  We understand that on three separate occasions in October and November 2019, 
Watech mobilized a workboat to the site and carried out underwater inspections of the subject 
shorewall using a three-person inspection crew.  Their crew included 2 commercial divers 
equipped with surface-supplied-air diving helmets, complete with inbuilt voice communication 
and recording devices. 
 
Over the course of their inspections, Watech maintained location control by marking stationing 
in metres along the shorewall at regular intervals.  Watech’s stationing began with Station 
0+000 at the steel sheet pile section of shorewall along the Rendezvous Shores subdivision, and 
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ran westerly as far as Station 1+330 at 10870 Riverside Drive East.  Watech utilized this 
stationing to reference regular water depth measurements across the study area – as well as their 
observations of any deficiencies in the shorewall.  We understand that underwater conditions 
were generally poor over the course of Watech’s inspections, with a maximum visibility noted 
of approximately 0.3m. 
 
A copy of Watech’s full report, complete with above- and below-water photographs detailing 
the findings of their underwater inspections, is attached to this report as Appendix A. 
 

3.2 Surface Inspections by Landmark 
 
On 20 November 2019, Landmark staff mobilized a small watercraft and carried out a visual 
and tactile inspection of the subject shoreline from the water surface on Lake St. Clair.  
Photographs of the shoreline condition were taken at each individual property within the study 
area, starting with Property #1 at 10870 Riverside Drive East and working easterly as far as 
Property #69 at 11906 Riverside Drive East.  Notes were also compiled to document the 
conditions observed at each property.  A plan depicting the location of each property inspected 
by Landmark (cross-referenced with Watech’s stationing) is attached is Figures 2A and 2B. 
 
A photographic inventory of the shoreline condition at each property within the study area is 
attached as Appendix B.  A summary of Landmark’s field notes from the inspection (noting the 
general configuration and condition of the wall, deck slab, and other onshore features at each 
property) is attached as Appendix C. 
 
4.0 Summary of Findings 
 
A cross-section depicting the typical configuration of the existing shorewall and shoreline deck 
slab is attached as Figure 3.  This figure was prepared based on the field observations and 
measurements documented by Watech and Landmark. 
 

4.1 Shorewall Configuration & Condition 
 
As depicted in Figure 3, the existing shorewall structure along the Lake St. Clair shoreline 
generally consists of a 1.8m-tall vertical concrete wall, cast in-place over timber pilings.  The 
cast-in-place concrete shorewall appears to have been constructed with a slightly concave 
vertical curvature along its lakeward face, and was constructed with 100mm-diameter drain 
holes located near mid-height at intermittent locations along its length.  The shorewall is 
generally approximately 0.3m wide along its top edge. 
 
Over the course of Watech’s underwater inspections, it was noted that the concrete wall itself is 
generally in fair to good physical condition, with some spalling and cracking noted at isolated 
locations – generally at or near the waterline.  This is consistent with the observations made in 
the field by Landmark.  Watech also noted that the timber support piles appear to be in fair to 
good condition at the locations where they were visible.  There is no evidence of any significant 
settlement or misalignment (vertical or horizontal) anywhere along the length of the shorewall 
within the study area. 
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The primary concern regarding the condition of the shorewall is that it appears to have been 
undermined by wave action along a significant proportion of its length, exposing the supporting 
timber piles and allowing the retained backfill to erode through the gap at the base of the wall.  
The intermittent drainage holes through the concrete wall could also be providing a pathway for 
wave action to erode the retained fill materials behind the shorewall. 
 

4.2 Deck Slab Configuration & Condition 
 
For most of the properties within the study area, a concrete deck slab runs along the shoreline, 
immediately inland of the concrete wall.  The configuration of the deck slab varies considerably 
from property to property, with deck widths ranging between 2.5m and 5.0m, varying deck 
heights, and varying support configurations for the slab.  Generally, it appears that the original 
deck slabs were supported directly on the backfill materials, while most of the newer-looking 
slabs rest directly on top of the concrete shorewall. 
 
The condition of the existing deck slab also varies widely from property to property along the 
length of the subject shoreline, with several properties having what appears to be fairly new and 
intact slabs (e.g., Appendix B, Property #4 & #5), while others consist of severely broken slabs 
and/or rubble (e.g., Appendix B, Property #22 & #23).  While some of the deterioration of the 
older deck slabs can be attributed to age and weathering, it appears that most of the damage 
exhibited in the shoreline deck slabs results from undermining and erosion of the underlying 
backfill. 
 
Based on our inspection notes (see Appendix C), we estimate that approximately 40 of the 69 
properties within the study area exhibit cracking and/or settlement in the deck slab to the extent 
that would warrant significant repair or replacement in the short- to medium-term. 
 

4.3 Onshore Flood Control Features 
 
As part of Landmark’s inspection of the subject shoreline, we noted the presence and condition 
of any secondary walls and/or berms behind the shoreline deck slabs at each property within the 
study area (see Appendix C).  We understand that many of these features were built in the late 
1980s based on the City’s 1986 Shoreline Management Plan (by N.K. Becker and Associates 
Ltd.) in an effort to mitigate inland flooding from Lake St. Clair. 
 
The type, condition, and approximate top elevation of these features are listed in Appendix C for 
the information purposes.  No assessment of the integrity and/or effectiveness of these features 
was carried out at this time, as these features are located on private property and this was 
beyond the scope of our current assignment. 

 
5.0 Analysis and Discussion 
 
As noted above and as indicated in the Watech report (see Appendix A), the existing concrete 
shorewall within the study area appears to be generally stable and in fair condition.  Despite the 
structure’s age and its exposure to harsh shoreline conditions, most of the concrete below the 
observed water level on Lake St. Clair appears to be generally sound, and the supporting timber 
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piles (where they are exposed) appear to be generally intact.  Furthermore, there is no evidence 
of any significant settlement or misalignment (vertical or horizontal) anywhere along the length 
of the shorewall within the study area. 
 
Based on the field observations documented by Landmark and Watech, it appears that the 
primary cause for structural damage and instability along the shoreline within the study area is 
the undermining of the concrete shorewall and the resulting loss of retained backfill.  This 
ongoing erosion has led to the formation of significant voids below the shoreline deck slabs at 
several properties, and has resulted in the settlement and/or failure of many of the deck slabs. 
 
Given the above, it is our opinion that any viable strategy for restoration of the shoreline along 
Lake St. Clair in East Riverside must include measures to fill the existing gaps along the base of 
the shorewall and protect it from further undermining in the future.  Measures to plug and/or fill 
the existing drainage holes in the shorewall would also be necessary. 
 
6.0 Recommended Works 
 

6.1 Shorewall Repair and Toe Protection Works 
 
To address the undermining and erosion issues noted above, we recommend that an engineered 
toe protection structure be constructed along the base of the existing shorewall along its entire 
length.  Although toe protection could be achieved by a variety of means (including new steel 
sheet piling, tremie concrete wall extensions, etc.), we believe that the most practical and 
economical method would be to install appropriately-sized and bedded rip-rap along the base of 
the wall, as depicted in Figure 4.  This would allow the toe protection to be constructed from a 
barge with a minimum of disruption to the lake bed and the existing shoreline properties.  Based 
on our initial assessment, any other structural solution would be at least twice as expensive. 
 
In implementing the rip-rap toe protection depicted in Figure 4, it is essential that the clear stone 
used to infill the gap at the base of the existing shorewall be covered with a heavy-duty non-
woven geotextile, as shown.  This will serve to prevent the migration of fine backfill materials 
through the layered rock protection and thus maintain the integrity of the shoreline structures.  A 
similar method (or other non-pervious material) should also be used to plug and/or cap the 
existing drain holes through the concrete shorewall. 
 

6.2 Slope Stabilization & Deck Restoration Options 
 
With the toe protection installed as described above, the existing voids behind the shorewall and 
the deficiencies in the deck slab can then be properly addressed.  Where the existing deck slab is 
exhibiting significant cracking and/or settlement, we would recommend that the slab be 
removed and the underlying eroded backslope covered with a heavy-duty non-woven geotextile.  
The void can then be filled with an appropriate granular material and a structurally-reinforced 
deck slab reconstructed over top.  In designing the slab, the north edge should rest directly over 
the shorewall, while the south edge should be supported by a cast-in-place grade beam, founded 
to frost depth.  This scope of slope stabilization and deck restoration works is presented as 
Option #1 in Figure 5. 
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Where the existing deck slab is in good condition, it may be possible to stabilize the underlying 
slope by drilling holes through the deck surface and filling the underlying voids with 
unshrinkable lean concrete fill.  This option (i.e., Option #2 – see Figure 6) would serve to 
address the eroded backslope while minimizing the disruption to the existing shoreline. 
 

6.3 Cost Estimate 
 
Based on the scope of repairs outlined in Figures 4 through 6 and described above, we estimate 
that the construction cost to repair and restore the shoreline structures within the study area will 
be in the order of $3.5 to $4.5 Million (excluding HST).  A breakdown of this cost estimate is 
provided in Table 1, based roughly on unit rates that we have observed on similar barge-based 
construction projects in recent years.   
 
Please note that the breakdown provided in Table 1 represents our most optimistic projections 
for the scope of work outlined herein.  Given the relative inaccessibility of the site (backing 
entirely on private property) and potential for difficulties to arise during construction due to 
strong winds, high waves, and inclement weather, we have added a $1 Million estimating 
contingency to our base estimate to provide the range of costs noted above.  Please also note that 
our cost estimate does not include allowances for engineering, administration, or financing. 
 
Thank you for the opportunity to work on this assignment.  We trust that the above will be 
sufficient for your purposes.  If you have any questions or concerns, please do not hesitate to 
call. 
 
Yours truly, 
 
Landmark Engineers Inc.  
 
 
        
 
Daniel M. Krutsch, P.Eng. 
 
  
  
 
      
 
 
       
David T. Killen, P.Eng. 
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2A

PROPERTIES INSPECTED 
(10870 TO 11382 RIVERSIDE DR. E.)

EAST RIVERSIDE SHOREWALL ASSESSMENT

15 DEC 19

NTS

19-007
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ITEM ESTIMATED UNIT TOTAL

NO. QUANTITY PRICE PRICE

SECTION A - SHOREWALL REPAIR & TOE PROTECTION WORKS

1 Patch repairs to existing concrete shorewall Cu. M. 5 $20,000.00 $100,000.00

2 Supply and place clear stone infill Tonnes 1,200 $90.00 $108,000.00

3 Supply and install geotextile Sq. M. 5,000 $5.00 $25,000.00

4 Supply and place gabion-sized bedding stone Tonnes 1,400 $90.00 $126,000.00

5 Supply and place rip-rap Tonnes 2,800 $110.00 $308,000.00

TOTAL SECTION A $667,000.00

1
Break up, remove, and dispose of existing concrete deck slab and 
underlying debris

Sq. M. 3000 $25.00 $75,000.00

2 Rough grade backslope Sq. M. 3000 $10.00 $30,000.00

3 Supply and install geotextile Sq. M. 3000 $5.00 $15,000.00

4 Supply, place, and consolidate granular fill Tonnes 7500 $80.00 $600,000.00

5 Construct new reinforced concrete grade beam Lin. M. 760 $500.00 $380,000.00

6 Construct new reinforced concrete deck slab Sq. M. 3000 $200.00 $600,000.00

TOTAL SECTION B $1,700,000.00

1
Drill holes in existing concrete deck and infill void with unshrinkable 

lean concrete fill
Cu. M. 2000 $500.00 $1,000,000.00

TOTAL SECTION C $1,000,000.00

SECTION D - MISCELLANEOUS COSTS

1 Mobilization & Demobilization Lump Sum $80,000.00

2 Yard Restoration Works Allowance $28,000.00

3 Contract Costs Allowance $25,000.00

TOTAL SECTION D $133,000.00

TOTAL ESTIMATED COST $3,500,000.00

SECTION B - SLOPE STABILIZATION & DECK RESTORATION WORKS (Option #1)

DESCRIPTION UNIT

SECTION C - SLOPE STABILIZATION WORKS (Option #2)

Table 1 - East Riverside Shoreline Restoration Works

Budget Estimate
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APPENDIX B 

 

Amendment to: 

Local Improvement Policy Consolidation  

 

4.6 Shoreline Structures 

a) Where: 

 A municipally owned shoreline structure abuts one or more privately owned 

properties; and 

 The abutting property owner(s) have requested in writing that repair and/or 

replacement of the shoreline structure be carried out; or 

 The City initiates repair or replacement of the shoreline structure as a Local 

Improvement. 

The abutting property owner(s) shall be assessed for: 

 100% of the cost per metre frontage for the repair and/or replacement of the 

shoreline structure abutting their property, including restoration. 

 100% of work required in the backshore of the benefitting property.   

The City will: 

 Pay 100% of the cost per metre frontage for the repair and/or replacement of the 

shoreline structure abutting municipally owned property. 

 Assess the costs plus rate of interest determined by the City Treasurer to the 

property owner, to be repayable as a one time payment or as a Local 

Improvement Charge assessed to the property owner for the desired repayment 

period of no longer than 20 years. 
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