THE CITY OF

WiNDSOR CITY oOF WINDSOR AGENDA 10/03/2023

Development & Heritage Standing Committee Meeting

Date: Tuesday, October 3, 2023
Time: 4:30 o’clock p.m.
Location: Council Chambers, 15t Floor, Windsor City Hall

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

MEMBERS:

Ward 1 - Councillor Fred Francis
Ward 4 - Councillor Mark McKenzie
Ward 7 - Councillor Angelo Marignani
Ward 9 - Councillor Kieran McKenzie
Ward 10 - Councillor Jim Morrison (Chairperson)
Anthony Arbour

Joseph Fratangeli

Daniel Grenier

John Miller

Charles Pidgeon

Robert Polewski

Khassan Saka

William Tape
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ORDER OF BUSINESS

ltem #
1.

5.1.

7.1.

7.2.

ltem Description
CALL TO ORDER

READING OF LAND ACKNOWLEDGEMENT

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

DISCLOSURES OF PECUNIARY INTEREST AND THE GENERAL NATURE
THEREOF

REQUEST FOR DEFERRALS, REFERRALS OR WITHDRAWALS

COMMUNICATIONS

ADOPTION OF THE PLANNINGACT MINUTES

Minutes of the September 11, 2023 Development & Heritage Standing Committee
meeting (Planning Act Matters) (SCM 257/2023)

PRESENTATION DELEGATIONS (PLANNING ACT MATTERS)

PLANNINGACTMATTERS

Official Plan Amendment and Zoning By-law Amendment for the vacant land located on
the southwest corner of Wyandotte St. E. and Florence Ave. intersection; Applicant:
Ganatchio Gardens Inc.; File Nos. OPA 162 [OPA/6731]; Z-026/22 [ZNG/6730]; Ward 7
(S 122/2023)

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 (S 121/2023)
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7.3. 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 (S 117/2023)

8. ADOPTION OF THE MINUTES

9. PRESENTATIONS AND DELEGATIONS (COMMITTEE ADMINISTRATIVE
MATTERS)

10. HERITAGE ACT MATTERS

11. ADMINISTRATIVE ITEMS

11.1. 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
(S 102/2023)

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

11.3. Closure of part of north half of Lillian Street right-of-way, between Vimy Avenue and
Memorial Drive, Ward 4, SAS-6629 (S 41/2023)

11.4. Closure of Third Street R.O.W. between Continental Avenue and E. C. Row
Expressway, Ward 2, SAS-6924 (S 97/2023)

12. COMMITTEE MATTERS
13. QUESTION PERIOD
14. ADJOURNMENT
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Item No. 5.1

WINDSDR Committee Matters: SCM257/2023

Subject: Minutes of the September 11, 2023 Development & Heritage Standing
Committee meeting (Planning Act Matters)
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WiNDSOR CITY OF WINDSOR — MINUTES
Development & Heritage Standing Committee Meeting

Date: Monday, September 11, 2023
Time: 4:30 o’clock p.m.

Members Present:

Councillors

Ward 1 - Councillor Fred Francis

Ward 4 - Councillor Mark McKenzie

Ward 7 - Councillor Angelo Marignani

Ward 9 - Councillor Kieran McKenzie

Ward 10 - Councillor Jim Morrison (Chairperson)

Members

Member Anthony Arbour
Member Joseph Fratangeli
Member Daniel Grenier
Member Charles Pidgeon
Member Khassan Saka
Member William Tape

Member Regrets
Member John Miller
Member Robert Polewski

PARTICIPATING VIA VIDEO CONFERENCE ARE THE FOLLOWING FROM
ADMINISTRATION:

Pablo Golob, Planner Il — Development Review
Sandra Gebauer, Council Assistant

ALSO PARTICIPATING IN COUNCIL CHAMBERS ARE THE FOLLOWING FROM
ADMINISTRATION:

Jelena Payne, Commissioner, Economic Development & Innovation
Neil Robertson, Acting City Planner

James Abbs, Planner Ill - Subdivisions

Justina Nwaesei, Planner Il - Subdivisions

Brian Nagata, Planner Il — Development Review

Greg Atkinson, Manager of Development / Deputy City Planner

Development & Heritage Standing Committee - Tuesday, October 3, 2023
Page 5 of 356



MINUTES

Development & Heritage Standing Committee
Monday, September 11, 2023 Page 2 of 12

Wira Vendrasco, Deputy City Soliciter

Clare Amicarelli, Transportation Planning Coordinator

Robert Perissinotti, Development Engineer

Dave Soave, Manager Strategic Operating Budget Development & Control
Kristina Tang, Planner Il -Heritage

Laura Strahl, Planner Ill — Special Projects

Anna Ciacelli, Deputy City Clerk

Delegations—participating via video conference

Item 11.6 — Dawne Martens, Applicant representative
Iltem 7.4 — Bryan Pearce, Principal Planner, Baird AE
Item 7.4 — Maneesh Poddar, Director of Planning & Development, Westdell Development Corp

Delegations—participating in Council Chambers

Item 7.1 — Melanie Muir, Dillon Consulting, on behalf of the Applicant
Item 7.1 — Stephen Ducharme, area resident

Item 7.1 — Jackie Lassaline, area resident

Item 7.3 — Ralph Meo, Meo & Associates

ltem 7.3 — Richard Gauvin, area resident

Item 7.3 — Joe Tanguay, area resident

Iltem 7.3 — Paul Michaud, area resident

Item 7.3 — Alan Hodare, area resident

ltem 7.3 — Paul Bartolo, President, Windsor Soccer Club
Item 7.3 — Carol Demonde, area resident

Item 7.3 — Ron Jenkins, area resident

Item 7.3 — Karen Morand, area resident

Item 11.1 — Dan Karon, area resident

ltem 11.1 — Jack Tobin, area resident

Item 11.3 — James Maxwell, area resident

1. CALL TO ORDER

Following the reading of the Land Acknowledgement, the Chairperson calls the meeting of the
Development & Heritage Standing Committee (Heritage Act Matters) to order at 4:30 o’clock p.m.

2. DISCLOSURES OF PECUNIARY INTEREST AND THE GENERAL NATURE
THEREOF

Member Daniel Grenier discloses an interest on Item 7.1 being “Official Plan Amendment and
Zoning Bylaw Amendment Site specific regulations for Multiple Dwelling — Z 001-22 [ZNG-6653]
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Riverside Horizons 3251 Riverside Dr. E & 222 Belleview Ave - Ward 5,” as he has an ongoing
professional relationship with the representative of the applicant.

3. REQUEST FOR DEFERRALS, REFERRALS OR WITHDRAWALS

Moved by: Councillor Kieran McKenzie
Seconded by: Councillor Fred Francis

THAT the report of the Senior Planner dated September 11, 2023 entitled “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" BE DEFERRED
to a future meeting of the Development & Heritage Standing Committee to allow for more time for
the surrounding residents to be notified.

The motion is WITHDRAWN.

4. COMMUNICATIONS

None presented.

5. ADOPTION OF THE PLANNING ACT MINUTES

5.1. Minutes of the August 1, 2023 Development & Heritage Standing
Committee meeting (Planning Act Matters)

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

THAT the Planning Act minutes of the Development & Heritage Standing Committee meeting held
August 1, 2023 BE ADOPTED as presented.

6. PRESENTATION DELEGATIONS (PLANNING ACT MATTERS)

See Planning Act Matters minutes.
7. PLANNING ACT MATTERS

7.2. Zoning By-law Amendment Application for 3335 Woodward Boulevard, Z-
021/23 [ZNG-7066], Ward 9

Brian Nagata, Planner (author) is available for questions.
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Councillor Kieran Mackenzie asks for clarification on the recommendation to maintain the
Institutional District 1.1 (ID1.1) zoning in lieu of changing it to a Residential District 1.1 zoning for
allowing a Single Unit Dwelling use. Mr. Nagata answers that the ID1.1 zoning is most
appropriate for the proposal.

Moved by: Councillor Kieran McKenzie
Seconded by: Councillor Fred Francis

Decision Number: DHSC 547
I.  THAT Zoning By-law 8600 BE AMENDED for the lands located on the southwest corner of
Seymour Boulevard and Woodward Boulevard, described as Block A & Part of Block B, Plan
1513, by adding a site specific provision to permit One Single Unit Dwelling as an additional
permitted use within the existing former St. Christopher’s Parish Hall, subject to additional
regulations:

485. SOUTHWEST CORNER OF SEYMOUR BOULEVARD AND WOODWARD
BOULEVARD

(1) For the lands comprising of Block A & Part of Block B, Plan 1513, PIN No. 01561-
2695 LT, One Single Unit Dwelling shall be an additional permitted use within the
existing former St. Christopher’s Parish Hall and the following shall apply:

1. Provisions in section 13.1.5

2. Gross Floor Area - Single Unit Dwelling - 400.0 m?
maximum

[ZDM 12; ZNG/7066]

[I.  THAT the holding (H) symbol BE REMOVED when the applicant/owner submits an
application to remove the holding (H) symbol and the following condition is satisfied:

a) The owner shall demonstrate that the existing former St.
Christopher’s Parish Hall will comply with the Noise Exposure
Forecast/Noise Exposure Projection (NEF/NEP) limits set forth
under Table C-4 Indoor Aircraft Noise Limits (Applicable over 24-
hour period) of the Ministry of the Environment and Climate Change
(MOECC) Environmental Noise Guideline - Stationary and
Transportation Sources - Approval and Planning (NPC-300) to the
satisfaction of the Chief Building Official.

[ZDM 12; ZNG/7066]
Carried.
Report Number: S 95/2023
Clerk’s File: Z/14605
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7.1. 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

Jim Abbs, Planner (author) presents application.
Melanie Muir, Agent (Dillon Consulting Limited) is available for questions.

Stephen Ducharme, area resident (address) has various concerns including; traffic and safety,
historical value of the area, setback leaving no room for pedestrians.

Councillor Francis asks Mrs. Muir how many parking spaces will be provided. Mrs. Muir states
that there will be 135 spaces in total and adds that this will be confirmed through Site Plan
Control.

Councillor Francis asks for examples of residential buildings in the area similar to the
development. Mr. Abbs provides examples, such as; Lifetimes (3375 Riverside Drive) is a 7-
storey building, Hazel View Properties (3445 Riverside Drive) is an 8-storey building, Lions
Manor (2030 Stranbane Road) is a 9-storey building.

Councillor Marignani asks if Alexander Park is 200 meters from proposed area. Mrs. Muir
confirms that is correct.

Councillor Marignani asks if the power station is that the highest building in the area. Mrs. Abbs
confirms that is correct.

Councillors Kieran Mackenzie asks if there will be bicycle parking. Mrs. Muir confirms that there
will be bicycle parking on site.

Councillor Kieran Mackenzie asks if there are any environmental sustainability plans. Mrs. Muir
answers that there are plans to have geo thermal heat, solar power and EV charging stations.
Mrs. Muir adds that there are plans for a garden and patio.

Councillor Kieran Mackenzie asks for more information on what the outdoor space. Mrs. Muir
answers that the garden and patio area would be located above the above the parking garage on
the third level (on Pratt Street). The area would have a BBQ area, seating, a greenhouse and
garden area for the residents. Mrs. Muir adds that is to make up for the reduction of landscaping
on the ground level.

Councillor Marignani asks where the garbage containers will be located. Mrs. Muir answers that
the garage containers will be located inside the building.

Moved by: Councillor Kieran McKenzie

Development & Heritage Standing Committee - Tuesday, October 3, 2023
Page 9 of 356



MINUTES

Development & Heritage Standing Committee
Monday, September 11, 2023 Page 6 of 12

Seconded by: Councillor Angelo Marignani

Decision Number: DHSC 546
THAT the City of Windsor Official Plan, Volume Il, 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 | — The Primary Plan.

1.#.2 Notwithstanding Section 6.3.2.1 of the Official Plan, Volume |, 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

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 -7.5m

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 m?;
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Lot Area - Minimum - 3,500 m?;

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:

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

Councillor Jim Morrison leaves the meeting at 5:24 o’clock p.m. and Councillor Kirean McKenzie
assumes the chair.

Councillor Jim Morrison returns to the meeting at 5:30 o’clock p.m. and Councillor Kirean
mcKenzie returns to his seat at the council table.
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7.3. Rezoning —Meo & Associates Inc. — 1646 Alexis Road — Z-043/22 ZNG/6940
- Ward 5

Justina Nwaesei, Planner - presents the application and makes note that she is not the author of
the report.

Jackie Lassaline, Agent - presents application.
Ralph Meo, Developer - is available for questions.

Richard Gauvin, area resident — is not in support of the development and has concerns with the
parking in the area as it is already an issue because of the soccer fields, new fire hall and new
school. Mr. Gauvin mentions that people are already parking on the boulevards and sidewalks.
Mr. Gauvin also states that over 300 invitations were sent out for the open house and he never
received one.

Joe Tanguay, area resident (1596 Alexis Rd.) —is not in support of the development and has
concerns with sewer capacity, flooding, traffic and parking. Mr.Tanguay has concerns with the
height of the building and does not agree with shadow study.

Paul Michaud, area resident (1609 Alexis) — is not in support of the development and has
concerns with the size for the neighborhood, the shadow study and privacy. Mr. Michaud is also
concerned about losing the character of the area.

Alan Hodare, area resident (1595 Chandler Rd.) — is not in support of the development and has
concerns with running the sewer on to Reginald St. because it is only an only 11inch sewer.

Paul Bartolo, President Windsor Soccer Club — has concerns with traffic, accessibility and noise.
Mr. Bartolo believes that the potential residents moving into the development should be aware of
soccer events and light pollution.

Carol Guimond, area resident — is not in support of the development and is concerned with
potential of leaking oils into the soil (the nearby school used oil to heat building). Ms. Guimond
has concerns with drainage, traffic, privacy, shadows and the value of homes being depreciated.

Ron Jenkins, area resident (Chandler Rd.) — has concerns with traffic and parking.

Karen Dory, area resident (1742 Chandler Rd.) — has concerns with parking and traffic and asks
if there is a Traffic Study.

Councillor Mark Mackenzie asks if a Traffic Study has been done. Ms. Amicarelli responds that
the development did not meet the criteria to initiate a Traffic Impact Study.

Councillor Mark Mackenzie asks if there was discussion on the placement of the buildings and
asks why they were not placed on the East side. Ms. Lassaline answers that they are trying to
preserve the heritage of the school. Placing the building on the east side would complicate the
view of the school.
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Councillor Marignani asks if the height of the building can be reduced. Mr. Meo answers that the
development proposal cannot be altered.

Member Arbour asks if the parking can be changed to add more lots and why a Traffic Study
cannot be done. Mr. Meo answers that additional underground parking was looked at but it raises
the cost of the units and the building would have to be higher. Mr. Meo states that parking is an
issue in the area because the Ford Test Track parking is not being utilized as it should be and
residents are choosing to park along the streets.

Councillor Kieran Mackenzie asks Ms. Lassaline for clarification on the Shadow Study. Ms.
Lasalline answers the only negative impact from the Shadow Study is during the winter season
which would affect 3-4 houses.

Councillor Kieran Mackenzie asks for clarification on the sewer hookups and drainage concerns.
Mr. Perissinotti answers as per the Functional Serving Study, the development will not have
impact on the sewer system on Reginald St. Mr. Perissinotti also adds that the trunk sewer
cannot be used because it is not abutting the property therefore, there would be no access to it.
Reginald St. would be utilized for storm and sanitary. Councillor Kieran Makenzie asks that given
the scope of the development, is there sufficient capacity. Mr. Perissinotti answers that there is
sufficient capacity for both sanitary and sewer.

Councillor Kieran Mackenzie asks what type of impact will the development have on the street as
it is now. Ms. Amicarelli answers as per the IT manual, factors are taken in and a number is
generated. The numbers for this development were 42 new trips in the morning and 60 new trips
in the evening. The numbers did not warrant a TIS (which is above 100). Ms. Amicarelli adds that
they look at the how the traffic would affect the surrounding intersections and based on the
review, it was not expected to affect the existing transportation network.

Councillor Kieran Mackenzie asks how the heritage of the area was incorporated into the
development. Ms. Lassaline answers that they wanted to design something that complements the
Gordon McGregor School.

Councillor Mark Mackenzie asks to defer the application.

Moved by: Councillor Mark McKenzie
Seconded by: Councillor Fred Francis

THAT the report of the Senior Planner dated September 11, 2023 entitled “Rezoning — Meo &
Associates Inc. — 1646 Alexis Road — Z-043/22 ZNG/6940 - Ward 5" BE DEFERRED to a future
meeting of the Development & Heritage Standing Committee to allow time to address concerns
brought forward by the residents.

The motion is put and lost.

Aye votes: Councillors Mark McKenzie, Fred Francis, and Member Anthony Arbour.
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Nay votes: Councillors Jim Morrisson, Kieran McKenzie, Angelo Marignani, and Member Daniel
Grenier.

Absent: Member Robert Polewski

Abstain: None.

Moved by: Councillor Kieran McKenzie
Seconded by: Councillor Angelo Marignani

Decision Number: DHSC 548

1. THAT Zoning By-law 8600 BE AMENDED by changing the zoning of Part of Lot 100, Concession
1 (McNiff’'s Survey) Sandwich East, (1646 Alexis Road; Roll No. 010-290-02610; PIN 01122-
0505), situated on the east side of Alexis Road between Reginald Street and Alice Street, further
identified as Part 2 on Appendix F — Severance Plan to Report S 96/2023, from Institutional
District 1.1 (ID1.1) to Residential District 3.2 (RD3.2) and by adding a site specific exception as
follows:

486. EAST SIDE OF ALEXIS ROAD BETWEEN REGINALD ST & ALICE ST

For the lands comprising Part of Lot 100, Concession 1 (McNiff’'s Survey) Sandwich East,
the following additional provisions shall apply:
1. For a multiple dwelling, the following additional provisions shall apply:

a) THAT the lands be deemed a corner lot

b) Building Setback — minimum

from Alexis Road 6.0 m
from Reginald Street 45m
c) Landscaped Open Space Yard — minimum 28% of lot area

[ZDM 7, 11; ZNG/6940]

2. THAT the Site Plan Approval Officer BE DIRECTED to incorporate the following into site plan
approval of the required site plan control agreement:

a) Requirements of the City of Windsor - Engineering Department in Appendix G to Report S
96/2023, subject to the approval of the City Engineer;

b) Requirements of the City of Windsor — Transportation Planning in Appendix G to Report S
96/2023, subject to the approval of the City Engineer; and to review and consider the
comments from municipal departments and external agencies in Appendix G to Report S
96/2023; and,

3. THAT administration BE REQUESTED to conduct a traffic analysis of the immediate
surrounding neighbourhood and to come forward with recommendations for Councils
consideration to address parking concerns and general traffic issues.

Carried.
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Councilors Mark McKenzie, Fred Francis and Member Arbour voting nay.

Report Number: S 96/2023
Clerk’s File: Z/14603

486. EAST SIDE OF ALEXIS ROAD BETWEEN REGINALD ST & ALICE ST

For the lands comprising Part of Lot 100, Concession 1 (McNiff's Survey) Sandwich East,
the following additional provisions shall apply:
2. For a multiple dwelling, the following additional provisions shall apply:

a) THAT the lands be deemed a corner lot

b) Building Setback — minimum

from Alexis Road 6.0 m
from Reginald Street 45m
c) Landscaped Open Space Yard — minimum 28% of lot area

[ZDM 7, 11; ZNG/6940]

2. THAT the Site Plan Approval Officer BE DIRECTED to incorporate the following into site plan
approval of the required site plan control agreement:

a) Requirements of the City of Windsor - Engineering Department in Appendix G to Report S
96/2023, subject to the approval of the City Engineer;

b) Requirements of the City of Windsor — Transportation Planning in Appendix G to Report S
96/2023, subject to the approval of the City Engineer; and to review and consider the
comments from municipal departments and external agencies in Appendix G to Report S
96/2023; and,

4. THAT administration BE REQUESTED to conduct a traffic analysis of the immediate
surrounding neighbourhood and to come forward with recommendations for Councils
consideration to address parking concerns and general traffic issues.

Carried.

Councilors Mark McKenzie, Fred Francis and Member Arbour voting nay.

Report Number: S 96/2023
Clerk’s File: Z/14603

7.4. Revision to Zoning By-law 8600 — University Residential Land Corp. — 0
Huron Church — Ward 2

Pablo Golob, Planner (author) is available for questions.
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Moved by: Councillor Kieran McKenzie
Seconded by: Councillor Fred Francis

Decision Number: DHSC 549
1. THAT Zoning By-law 8600 BE AMENDED by revising the following Section 20(1) site-specific
provision as follows:

477. For the lands comprising of Pt Lot 63 & 64, Concession 1; further described as Parts 1&
2, Plan 12R-14334 (known municipally as 0 Huron Church Road), identified as Parcel “B”,
as shown on Schedule “A” of this by-law, despite the regulations of the Commercial District
3.3 (CD3.3) zone category, the following regulations shall apply:

a) Building Height — maximum - 40.0 m

[ZDM 4; ZNG/6736]
Carried.

Report Number: S 101/2023
Clerk’s File: Z/10891

There being no further business the meeting of the Development & Heritage Standing Committee
(Planning Act Matters) portion is adjourned at 7:05 o’clock p.m.

The Chairperson calls the Administrative Items portion of the Development & Heritage Standing
Committee meeting to order at 7:05 o’clock p.m

14. ADJOURNMENT

There being no further business, the meeting of the Development & Heritage Standing Committee
is adjourned at 7:05 o’clock p.m.

Ward 10 - Councillor Jim Morrisson Deputy City Clerk / Supervisor
(Chairperson)
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Item No. 7.1

WINDSDFI CouncilReport: S 122/2023

Subject: Official Plan Amendmentand Zoning By-law Amendment for
the vacant land located on the southwest corner of Wyandotte St. E. and
Florence Ave. intersection; Applicant: Ganatchio Gardens Inc.; File Nos.
OPA 162 [OPA/6731]; Z-026/22 [ZNG/6730]; Ward 7

Reference:

Date to Council: October 3, 2023
Author: Justina Nwaesei, MCIP, RPP
Senior Planner, Subdivisions

519 255-6543 ext. 6165
jnwaesei@citywindsor.ca

Planning & Building Services
Report Date: September 14, 2023
Clerk’s File #: 2/14606 & Z/14602

To: Mayor and Members of City Council

Recommendation:

I THAT the applicant’s request for a site-specific Official Plan policy to add “High Profile
Residential Building” as a permitted use on the land located at the southwest corner of
Wyandotte and Florence, described as Part of Lot 138, Concession 1, BE DENIED for the
reason(s) noted in this report;

Il THAT the applicant’s request for a site-specific Official Plan policy to permit a residential
development within 300m of the Little River Pollution Control Plant, BE DENIED for the

reason(s) noted in this report;

[ THAT Zoning By-law 8600 BE AMENDED by changing the zoning of part of the land
located at the southwest corner of Wyandotte and Florence described as Part of Lot 138,
Concession 1, from Green District 1.5 (GD1.5) and Residential District 2.1 with a holding prefix
(HRD2.1) to Residential District 2.5 with a holding prefix (HRD2.5), subject to the following
additional site-specific holding provisions;

“490. SOUTHWEST CORNER OF WYANDOTTE STREET EAST AND FLORENCE AVENUE

“For the lands comprising Part of Lot 138, Concession 1, the following additional
provisions shall apply
1) Multiple Dwelling with 5 or more dwelling units,
Main building height - maximum 26.0m
Required Parking Space — maximum 1.57 per dwelling unit

2) Sections 11.5.5.6.6 & 11.5.5.7.6 (Rear Yard Depth), shall be measured from
the nearest building wall to the new south lot line of the subjectlands after
the conveyance of the 20.0 wide Archaeological Potential Zone
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3) Section 11.5.5.6.7 & 11.5.5.7.7 (Side Yard Width), shall be measured from
the nearest building wall to the new west lot line of the subjectlands after the
conveyance of the 4.4 m wide existing perimeter hedgerows

4) A scenery loft shall be an additional permitted facility on a multiple dwelling
with five or more dwelling units, subject to the following:

(a) The “Exceptions To Maximum Building Height Provisions” in section
5.35 of By-law 8600 shall not apply to a scenery loft on the subject
land; and

(b) The Scenery Loft Provisions in section 5.35.5 of By-law 8600 shall not
apply, save and except the requirement for a maximum height of 4.0
metres.

5) Location of a building or structure within 300 metres of the east limit of the
planned expansion of the Little River Sewage Treatment plant is prohibited.
The distance shall be measures from the /ot line of the property that will
contain the expanded sewage treatment plant to the nearest wall of any
building or structure located on the subject residential site.

6) An access area or direct vehicular access to Wyandotte Street Eastis
prohibited.

7) Required parking for the townhome dwellings shall be located within
attached garage and/or on the private driveway of each townhome dwelling
unit.

[ZDM 14; ZNG/6730]"

v THAT the holding (H) symbol BE REMOVED when the applicant/owner submits an
application to remove the ‘H’ symbol and the following condition is satisfied:

1) The Owner(s) gratuitously convey to the Corporation of The City of Windsor lands
sufficient in width for the creation of a 22.0 m wide road allowance for the
extension of Florence Avenue south of Wyandotte Street East;

V. THAT the Site Plan Approval Officer BE DIRECTED to incorporate the following
requirements (detailed in the attached Appendix A to this report) and other requirements found
in Appendix D of this Report, in the Site Plan Approval and Site Plan Agreement for the
proposed development on the subject land:

A. Servicing Study

B. Corner Cut-off (6.1m x 6.1m) at the southwest corner of the Wyandotte Street East and
Florence Avenue intersection;

C. Florence Avenue Construction

D. Concrete sidewalks on both sides of Florence Avenue.

E. Construct all sidewalks in conformity with the requirements of the Accessibility for
Ontarians with Disabilities Act (AODA).

F. Access driveways: maintain a minimum clearance of 55.0 m from the nearest cross road
with existing or planned signals.

G. Oversizing and cost sharing

H. $129,000.00, Servicing fee for Sanitary Sewer Stub south of the subject lands.

I. Servicing of vacant lots fronting on east side of Florence Avenue Extension.

J. 0.3m Reserve and cost-sharing.

K. Parkland Conveyance - convey the GD1.4 portion of the subject land.

L. Species at Risk/ Habitat Protection.
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(CSA) standard
N/A

Installation of a non-permeable 1.8m (6ft) fence with no gates between the boundaries of

the proposed dwellings and the proposed parkland.
O. Warning clause for proximity to a Sewage Treatment Plant.

Standards Association

M. Protection and preservation of the Archaeological Potential Zone (APZ) portion of the
subject land

P. Phase 2 Environmental Site Assessment completed in accordance with the Canadian

N.
Executive Summary

Background

KEYMAP

1.

9

KEY MAP - Z-026/22, ZNG-6730, OPA 162, OPA-6731

@ SUBJECT LANDS
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2. APPLICATION INFORMATION:

LOCATION:

Southwest corner of Wyandotte St. E. and Florence Avenue intersection, more particularly
described as Part of Lot 138, Concession 1, as in R1158427 save and except Part 1, Plan 12R-
22261, geographic township of Sandwich East, now in the City of Windsor, County of Essex.

WARD: 7 PLANNING DISTRICT: EAST RIVERSIDE ZDM: 14
APPLICANT: GANATCHIO GARDENS INC. (c/0 WING ONLI)
AUTHORIZED AGENT: DILLON CONSULTING LIMITED (C/O0 MELANIE MUIR)

PROPOSAL: The applicant is requesting site-specific amendments to the City of Windsor Official
Plan and Zoning By-law 8600 for the land located at the southwest corner of Wyandotte Street
East and Florence Avenue intersection, described as Part of Lot 138, Concession 1.

The subject land is a vacant agricultural land, designated ‘Residential’ on Schedule D: Land
Use, City of Windsor Official Plan Volume 1, and zoned Green District 1.4 (GD1.4), Green
District 1.5 (GD1.5) and Residential District 2.1 with a holding symbol (HRD2.1) by Zoning By-
law 8600. A site-specific zoning provision (S.20(1)383) also applies to the GD1.4 area of the
subject land.

Official Plan Amendment: The applicant is requesting a site-specific Official Plan policy to permit

(a) a reduction in the required separation distance from a Pollution Control Plant, from 300m
to 230m measured from the property line of the Little River Pollution Control Plant to the
property line of the proposed residential development. [Section 5.4.10.3 of the OP
prohibits residential, commercial, mixed use and institutional development within 300m
of a Pollution Control Plant, measured from the property line of the Pollution Control
Plant to the property line of the proposed development]; and

(b) ‘High Profile Residential Building’ as a permitted use under the Residential land use
designation. According to the new Section 6.3.2.1 (Permitted Uses) of the OP, which
was approved by OPA 159, ‘High Profile Residential Buildings’ are not permitted in the
Residential land use designation.

Zoning By-law Amendment: The applicant is requesting to change the zoning of parts of the
subject land from GD1.5 and HRD2.1 to RD3.3. The portion of the subject site zoned GD1.4
will be dedicated as parkland and its current zoning will remain unchanged. A site specific
zoning by-law amendment is also being requested on the subject land to permit the following on
the part of the subject land that is zoned residential:

e townhome dwelling as additional permitted use on the property,

e a maximum building height of 54.0m, instead of the 30.0m maximum height allowed in
the RD3.3 district; and

e ascenery loft with no maximum gross floor area.

Proposed Development: To construct an L-shaped 16-storey multiple dwelling containing 275
dwelling units, a 2-storey clubhouse (for residents) on an elevated platform, along with 28
ground level townhomes and associated parking areas (both covered and open parking lots.)

Development & Heritage Standing Committee - Tuesday, October 3, 2023
Page 20 of 356 Page 4 of 30



o The proposed twenty-eight (28), 2-storey townhome dwellings are positioned along the
Wyandotte Street East and future Florence Avenue extension rights-of-ways, and are
intended to serve as a buffer and provide the appropriate transition from the existing low-
density residential dwellings to the north and east of the Subject Site.

o Each townhome dwelling will feature two (2) parking spaces per unit via private
driveways, as well as two (2) additional spaces within the attached garages. A sum total
of four (4) parking spaces are proposed per townhome dwelling. Parking for the
townhome dwellings is located at the rear of the units.

o The proposed one (1) 16-storey multiple dwelling building with a scenery lot loft is
positioned along the south and west lot lines (rear lot line and interior side lot line). The
proposed multiple dwelling is designed to include various amenities such as access to
four (4) outdoor terraces resulting from stepping back the built form as the height of the
building increases.

o The proposed scenery loft is an additional enclosed amenity area located above the
uppermost storey of the building and is readily available to all future residential
occupants. The scenery loft will also provide access to additional outdoor amenity space
in the form of a rooftop garden.

o The proposed development includes a total of 544 parking spaces in the form of covered
surface parking, open surface parking, private driveways, and attached garages. Of the
544 parking spaces, 432 are proposed in the form of both open and covered surface
parking areas to service the proposed multiple dwelling. The covered surface parking
allows for an outdoor terrace to be provided above the parking area.

Also included as part of the proposed development is the conveyance of 0.32 ha (0.79 ac) of
land to the City of Windsor for the future extension of the Florence Avenue right-of-way north to
provide connection to Wyandotte Street East.

SuBMISSIONS BY APPLICANT: Supporting materials were received for the subject application.
Copy the link below to access and review the materials submitted by the applicant for the
subject applications. https://www.citywindsor.ca/residents/planning/Land-
Development/Development-Applications/current-development-applications/Pages/0-W yandotte-
Sreet-East-Ganatchio-Gardens-Inc.aspx

CONCEPT PLAN: See attached Appendix B to this report.

3. SITE INFORMATION

OFFCIAL PLAN ZONING & ZDM CURRENT USE(S) PREVIOUS USE(S)

e EAST RIVERSIDE Planning
District (Schedule A, OP Vol.1)

e POLLUTION CONTROL PLANT — | HRD2.1, GD1.4 & GD1.5

close by (Schedule C, OP Vol. 1) ZDM14 Vacant Agricultural
e FLOOD PLAIN AREA (Schedule | -
C,OP Vol 1)
e RESIDENTIAL Land Use
Devel t & Heritage Standing Committee - Tuesday, October 3, 2023
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https://www.citywindsor.ca/residents/planning/Land-Development/Development-Applications/current-development-applications/Pages/0-Wyandotte-Sreet-East-Ganatchio-Gardens-Inc.aspx
https://www.citywindsor.ca/residents/planning/Land-Development/Development-Applications/current-development-applications/Pages/0-Wyandotte-Sreet-East-Ganatchio-Gardens-Inc.aspx
https://www.citywindsor.ca/residents/planning/Land-Development/Development-Applications/current-development-applications/Pages/0-Wyandotte-Sreet-East-Ganatchio-Gardens-Inc.aspx

(Schedule D, OP Vol. 1)

FRONTAGE DEPTH AREA SHAPE

158.3m irregular 3.296 ha Irregular

Note: All measurements are approximate

4. REZONING MAPS:
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Applicant: Ganatchio Gardens Inc

SUBJECT LANDS

DATE :JULY, 2023

PLANNING & BUILDING DEPARTMENT FILE NO. : Z-026/22,ZNG/6730

5. NEIGHBOURHOOD CHARACTERISTICS:

NEIGHBOURHOOD MAP
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& OPA 162, OPA-6731

SUBJECT LANDS

SURROUNDING LAND USE

o North of the subject land: Wyandotte Street right-of-way abuts the north limit of the subject
land. Further north, there are low density residential uses, mostly single unit dwellings
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along Paulina Court and Florence Avenue, a church (Calvary Baptist church) and a
residential development (Border City Co-Operative homes).

South of the subject land: Mainly Open Space use, including storm water management
pond. There are two small parcels of residential lands on the north and south sides of
Jerome Street westerly extension. Further south, about 3.6km from the subject land, at
Clover by McHugh Street, there is St Joseph’s Catholic High School.

West and southwest of the subject land: Open space use, including a multi-use trail
(Ganatchio trail) and municipal park (Riverside Kiwanis Park). Little River drain is within
the Open Space Land Use area west of the subject land. Further west, there is the
Windsor Little River Pollution Control Plant (approximately 420m distance from the subject
land, measured from the most easterly existing sludge plant building), Riverside
Secondary School (approximately 1.8km from the subject land) and MS Hetherington
Public School (about 1.6km from the subject land).

East of the subject land: To the immediate east of the subject land, there is an open
north/south alley abutting the east limit of the proposed Florence Avenue extension. There
are undeveloped lands immediately east of the open north/south alley. Further east, there
are low density residential dwellings fronting on both sides of Elinor Street. A closed
north/south alley exists between the undeveloped lands and the residential dwellings
along Elinor Street.

Attached to this report as Appendix C are site photos taken on August 11, 2023.

MUNICIPAL INFRASTRUCTURE

The City’'s records show that there are municipal storm and sanitary sewers within the
abutting/nearby roadways, available to service the subject property.

Wyandotte Street East R.O.W. contains 1950mm Reinforced Concrete Pipe Storm
Sewer;

Elinor Street contains 350mm Asbestos Cement Pipe Sanitary Sewer;

Florence Avenue (south of the subject development) contains 1500mm Reinforced
Concrete Pipe Sanitary Sewer.

There are municipal watermains, Telecommunications Fibre Optics, LED streetlights and
fire hydrants along Wyandotte Street and Florence Avenue (north of proposed
development). There is a fire hydrant at the southwest corner of Wyandotte Street east and

Florence Avenue intersection.

There are curbs and gutters, concrete sidewalks and bicycle lanes along both sides of
Wyandotte Street pavement.

Florence Avenue (north of proposed development) has curbs & gutters both sides of the
pavement and concrete sidewalk on the west side of the pavement.

Transit Windsor Buses, Lauzon 10, travel (north bound) through Wyandotte Street East.
There is a bus stop across the street on the north side of Wyandotte Street East, west of

Florence Avenue, at the northwest corner of Wyandotte & Florence intersection.
Wyandotte Street is a Class Il Arterial Road, and Florence Street is Class Il Collector Road.

Discussion:
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1. PROVINCIAL POLICY STATEMENT (PPS) 2020

Provincial Policy Statement 2020 was issued under section 3 of the Planning Act and came into
effect May 1, 2020, and replaces the Provincial Policy Statement issued April 30, 2014.

PPS 2020 provides policy 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 Provincial Policy Statement 2020 applies to all decisions in respect of the
exercise of any authority that affects a planning matter made on or after May 1, 2020.

This planning report recommends a Zoning By-law Amendment, which | will refer to as the
Recommended ZBLA or Recommended Amendment. The Recommended Amendment in this
planning report will promote residential intensification and infill in an area surrounded by
residential, institutional and open space uses along with a sewage treatment plant. Therefore, in
evaluating the subject Amendments for consistency with PPS 2020, a number of policies of the
PPS 2020 are relevant for the discussion as evident in this report and in the Planning
Justification Report (PJR) dated March 2023, prepared by the applicant’s planning consultant
(Dillon Consulting Limited). The PJR contains the planning consultant's key policy
considerations of the PPS as it relates to the proposed development on the subject land. | have
reviewed the PJR and | am providing independent and complementary planning analysis to
what the planning consultant has already stated in their March 2023 PJR.

PPS Policy 1.1.1 states that Healthy, liveable and safe communities are sustained by:

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

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

c) avoiding development and land use patters which may cause environmental or public health and
safety concemns;

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

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

f) improving accessibility for persons with disabilities and older persons by addressing land use
barriers which restrict their full participation in society;

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

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

With respect to 1.1.1(a) — The recommended Zoning By-law Amendment (ZBA) will promote
and enhance the existing land use pattern. The proposed building layout demonstrates the
applicant’s intent to efficiently utilize the vacant/undeveloped subject land.

With respect to 1.1.1(b) —The surrounding land uses in the subject area include a mix of low-
density, low profile residential dwellings (mostly single unit dwellings), vacant/undeveloped
lands, and open space lands with multiuse trails and storm water facilities. The current
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residential zoning districts in the immediate area permit low profile residential developments
only. The recommended amendments will accommodate a mix in housing types and options
ranging from low to high density residential developments comprising small scale, low profile
residential developments and medium profile residential developments that are appropriate mix
of residential types for the subject area. The Recommended Amendment is consistent with
policy 1.1.1(b) of the PPS.

The applicant’s proposed high profile residential development is not appropriate for the subject
site as discussed later in the Official Plan and Zoning sections of this report.

With respect to 1.1.1(c) — There is no known environmental or public health and safety concern
resulting from the recommended amendment or from the proposed development on the subject
site. Odour from the treatment plant is an existing environmental, health, and safety concern in
the immediate area. Consequently, appropriate warning clause is recommended for inclusion in
any future Site Plan Agreement for a residential development on the subject land.

As noted in section 2.7.8.7 of OP Volume 2, “The plant is proposed to be expanded to the east,
to accommodate projected growth in Windsor and adjacent municipalities. Due to odours which
may emanate from the sewage treatment plant, the Ministry of Environment and Energy has
required, and the City of Windsor must comply with, a designated 300 metre buffer zone around
the proposed plant expansion. As such, only recreational and stormwater management facilities
shall be permitted to locate within 300 metres of the existing and/or expanded Little River
Sewage Treatment plant.” The required separation of 300m between the sensitive land use and
the treatment plant will help to minimize and mitigate public health and safety concerns (odour
and potential noise) arising from proximity to the treatment plant.

The Phase 1 Environmental Site Assessment (ESA) dated July 2021 and prepared by Dillon
Consulting, indicates that no actual environmental sources of contamination were identified at
the site; however, potential sources of contamination to both soil and groundwater were
identified. Consequently, the ESA recommends a soil sampling program in order to assess the
potential impacts to soil from the former orchard operations at the site. To address the soil
sampling requirement, this report recommends that at the time of Site Plan Control a Phase 2
Environmental Site Assessment be completed in accordance with the Canadian Standards
Association (CSA) standard.

With respect to 1.1.1(d) — The proposed development is on land that is located within the inner
part of the City of Windsor settlement area and surrounded by existing developments and other
land holdings. Therefore, the proposed development does NOT prevent the efficient expansion
of settlement areas.

With respect to 1.1.1(e) — The subject amendment will promote intensification, encourage the
use of existing public transit and active transportation (multiuse trail and sidewalks) in the area
and help minimize land consumption and servicing costs.

With respect to 1.1.1 (f) — Sidewalks provide safe pedestrian connection for the public to access
available public services (such as parks, transit, schools, etc). Sidewalks also improve
accessibility for persons with disabilities and older persons. As noted already in this report, there
are existing concrete sidewalks on Wyandotte Street East and Florence Avenue on the north
side of Wyandotte Street East. Additional sidewalks are required to be constructed along both
sides of Florence Avenue extension to connect to existing sidewalks in the area and increase
full participation in society, for older persons and people with disabilities.
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With respect to 1.1.1(g) — The subject land is in an area of the city that is serviced by necessary
infrastructure (such as sanitary and storm sewers, watermains, electricity generation facilities
and transmission and distribution systems) and public service facilities (such as public parks).
There are existing local park(s) with multi-use trails (Ganatchio trail), and nearby place of
worship. The subject land appears to be within the area serviced by nearby schools.

With respect to 1.1.1(i) Consideration for climate change is addressed through various methods
including lot-grading plans, stormwater management measures, tree planting requirements,
landscaping requirements and more. Therefore, Regional and local impacts of climate change
will be further assessed at the Site Plan Control stage when lot-grading, stormwater
management, servicing study, landscaping are carefully reviewed prior to Site Plan approval
and agreement. This report also contains zoning provisions that cap required number of parking
spaces and increase required landscape buffers at the south and west limits of the property to
help reduce the urban heat island effect created by extensive hard surface parking areas.

In summary, the recommended amendments will facilitate an efficient development that will
positively impact the financial well-being of the City of Windsor. The amendments will help
minimize land consumption and servicing cost and will increase the use of existing and planned
public transit and active transportation services in the area. The recommended Official Plan and
Zoning By-law amendments are consistent with policy 1.1.1 of the PPS.

11.1.3.1 Settlement areas shall be the focus of growth and development.

1.1.3.2 Land use patterns within settlement areas shall be based on densities and a mix of land

uses which:

a) efficiently use land and resources;

b) are appropriate for, and efficiently use, the infrastructure and public service facilities which are
planned or available, and avoid the need for their unjustified and/or uneconomical expansion;

c) minimize negative impacts to air quality and climate change, and promote energy efficiency;

d) prepare for the impacts of a changing climate;

e) support active transportation;

f) are transit-supportive, where transit is planned, exists or may be developed,; and

g) are freight-supportive.

Land use patterns within settlement areas shall also be based on a range of uses and opportunities
for intensification and redevelopment in accordance with the criteria in policy 1.1.3.3, where this
can be accommodated.

1.1.3.3 Planning authorities shall identify appropriate locations and promote opportunities for
transit-supportive development, accommodating a significant supply and range of housing options
through intensification and redevelopment where this can be accommodated taking into account
existing building stock or areas, including brownfield sites, and the availability of suitable existing or
planned infrastructure and public service facilities required to accommodate projected needs.
1.1.3.4 Appropriate development standards should be promoted which facilitate intensification,
redevelopment and compact form, while avoiding or mitigating risks to public health and safety.

The subject land is located within a settlement area (the City of Windsor) and the
Recommended Amendment creates opportunity for growth and development in the city through
residential intensification. The recommended amendments promote a land use that is based on
density and makes efficient use of land and existing infrastructure, including existing and
planned active transportation options such as sidewalks, bike lanes, and multiuse trails. The
proposed infill development will support existing active transportation options (such as
sidewalks and multi use trail) and transit services adjacent to, or near the subject land.
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With respect to 1.1.3.3, the recommendations of the Multi-Residential Interim Control By-law
Study (2022) implemented by OPA 159 did not include the subject land as an area for high
profile residential intensification. However, Planning Staff also recognise that the OPA 159 did
not prohibit residential intensification on the said land. The recommended amendments will
encourage residential intensification that considers existing building stock (mostly ranch style
low-profile developments), infrastructure (existing and planned) and public service facilities in
the subject area. The Recommended ZBLA signifies that the subject land represents an
appropriate location for some form of intensification.

The Recommended ZBLA is consistent with PPS policies 1.1.3.1. 1.1.3.2, 1.1.3.3 and 1.1.3.4.

1.2.6 Land Use Compatibility

1.2.6.1 Major facilities and sensitive land uses shall be planned and developed to avoid, or if

avoidance is not possible, minimize and mitigate any potential adverse effects from odour, noise

and other contaminants, minimize risk to public health and safety, and to ensure the long-term

operational and economic viability of major facilities in accordance with provincial guidelines,

standards and procedures.

1.2.6.2 Where avoidance is not possible in accordance with policy 1.2.6.1, planning authorities

shall protect the long-term viability of existing or planned industrial, manufacturing or other uses

that are wvulnerable to encroachment by ensuring that the planning and development of proposed

adjacent sensitive land uses are only permitted if the following are demonstrated in accordance

with provincial guidelines, standards and procedures:

a) there is an identified need for the proposed use;

b) alterative locations for the proposed use have been evaluated and there are no reasonable
alternative locations;

c) adverse effects to the proposed sensitive land use are minimized and mitigated; and

d) potential impacts to industrial, manufacturing or other uses are minimized and mitigated.

The nearest existing major facility in close proximity to the subject lands is the sewage
treatment facility called Little River Pollution Control Plant (LRPCP), located approximately
420.0 m distance southwest of the subject residential land (measured from the existing property
lines of both lands). Note, the existing property line of the LRPCP is considered to be the
current east limit of the existing facility, prior to proposed expansion). Therefore, based on the
current limit of the existing treatment plant property, the proposed development meets the 300m
requirements (per s.5.4.10.3 of the OP) and provides the desired separation, which helps to
mitigate adverse effects from odour, noise and other contaminants; thereby, minimizing the risk
to public health and safety and achieving the required land use compatibility. However, as
discussed already in this report, there is a secondary plan policy (s.2.7.8.7 of East Riverside
Planning Area) that provides more details on the separation requirement and shows that the
proposed development does not conform with the OP because the minimum separation (300m)
required from the planned future expansion of the treatment plant is not provided.

The City has identified the need for a significant future expansion (easterly) of the LRPCP. The
proposed future expansion is required to accommodate future growth. As a matter of
background, the City’'s website confirms that in 2021, the City of Windsor initiated a master
servicing plan for the Sandwich South Area geared towards providing the required municipal
infrastructure in support of growth. The Sandwich South Master Service Plan, a Municipal Class
EA discussed the capacity limitations of the existing LRPCP and recommended increasing the
capacity to accommodate the future Sandwich South development. This will entail studying the
abutting property to the east of the existing LRPCP to determine the best location to
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accommodate new/additional treatment tanks and facilities. The future expansion of the LRPCP
is subject to the requirements and approval of the Ministry of Environment Conservation and
Parks (MECP). The Environmental Assessment (EA) for the proposed expansion has
commenced, and is projected for completion by the end of the year 2024.

The City has serious concerns that the applicant’s request to locate the proposed residential
development at a reduced separation of 230m from the future treatment tanks would adversely
impact the proposed expansion of the LRPCP and the servicing of the Sandwich South lands.
This would unnecessarily limit options for the design/placement of the new facility, and would
increase the cost of odour and noise mitigating equipment from both an operating and capital
perspective. Therefore, to ensure that the proposed expansion of the treatment plant and the
proposed residential development are appropriately designed, buffered and/or separated from
each other per PPS policy 1.2.6.1, this report recommends against the reduced 230m
separation from the LRPCP.

It should be noted that the applicant submitted an Odour Impact Assessment dated March 2023,
prepared by Dillon Consulting Limited. The City did not accept the conclusion in the Odour
report as the analysis is based on a number of assumptions, which may not be consistent with
the recommendations of the Environmental Assessment that is currently being undertaken by
the City for the planned expansion of the LRPCP.

There is an identified need for the proposed use. The subject land was recently approved for
development of a residential subdivision with different site layout; therefore, it was not
necessary to request alternative locations for the proposed new development. Adverse effects
from the nearby LRPCP to the proposed sensitive land use will be minimized and mitigated as
shown in the recommendation contained in this report. To minimize and mitigate potential
impacts to the LRPCP, the recommendation in this report includes zoning provisions
(separation) and site plan control provisions (such as odour warning clauses, separation and
landscape buffer requirements) that are to be fulfiled at the time of Site Plan Control and
construction permit. Potential impacts of the proposed residential development to the LRPCP
are minimized and mitigated by maintaining the required 300m minimum buffer (separation)
from the new easterly lot line of the proposed future expansion of the LRPCP. The required
separation shall be measured from the closest wall of the residential building or structure to the
new east lot line of the expanded plant property.

1.4 Housing

1.4.3 Planning authorities shall provide for an appropriate range and mix of housing options
and densities to meet projected market-based and affordable housing needs of current and future
residents of the regional market area by:

b) permitting and facilitating:
1. all housing options required to meet the social, health, economic and well-being
requirements of current and future residents, including special needs requirements and
needs arising from demographic changes and employment opportunities; and

2. all types of residential intensification, including additional residential units, and
redevelopment in accordance with policy 1.1.3.3;

c) directing the development of new housing towards locations where appropriate levels of
infrastructure and public service facilities are or will be available to support current and
projected needs;

d) promoting densities for new housing which efficiently use land, resources, infrastructure and
public service facilities, and support the use of active transportation and transit in areas where
it exists or is to be developed;
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e) requiring transit-supportive development and prioritizing intensification, including potential air
rights development, in proximity to transit, including corridors and stations;

The Recommended Amendment will permit and facilitate

e a variety of low and medium profile housing options (single unit dwellings, semi-
detached dwellings, duplexes, double duplexes, townhomes and multiple dwellings), and

e all types of residential intensification (including Additional Dwelling Units) that are
appropriate in the subject neighbourhood.

The Recommended Amendment will

e bring new housing in an area that has appropriate level of infrastructure;

e promote a higher density residential development on the vacant subject land, thereby,
efficiently using the land and infrastructure;

e provide a form of housing that is appropriate in terms of range and mix; and

¢ meet the social, health and well-being of current and future residents.

Appropriate level of infrastructure, active transportation and transit services are available or will
be available in the subject area. This amendment is consistent with policy 1.4 of the PPS.

1.6 Infrastructure and Public Service Facilities

1.6.6 Sewage, Water and Stormwater

1.6.6.2 Municipal sewage services and municipal water services are the preferred form of
servicing for settlement areas to support protection of the environment and minimize potential risks
to human health and safety. Within settlement areas with existing municipal sewage services and
municipal water services, intensification and redevelopment shall be promoted wherever feasible to
optimize the use of the services.

The subject land is within an area that is serviced by municipal sewage services and municipal
water services. The recommended amendment will help optimize the use of existing municipal
services and utilities in the area. The recommended amendment is consistent with policy 1.6.6.2
of the PPS.

1.6.6.7 Planning for stormwater management shall:

c) minimize erosion and changes in water balance, and prepare for the impacts of a changing
climate through the effective management of stormwater, including the use of green
infrastructure;

d) mitigate risks to human health, safety, property and the environment;

e) maximize the extent and function of vegetative and pervious surfaces; and

f) promote stormwater management best practices, including stormwater attenuation and re-use,
water conservation and efficiency, and low impact development.

With respect to 1.6.6.7 (c) & (d) — The applicant submitted a Stormwater management report
dated March 2023, by Dillon Consulting Limited. The Stormwater management report assessed
the storm water management requirements for the proposed development. The report
concludes that “The stormwater management design for the proposed development meets the
established SWM criteria for the overall site, and no negative impacts due to the site
development are anticipated in the existing system.”

With respect to 1.6.6.7(e) - The landscaped open space yard proposed by the applicant, the
recommended reduction in paved surfaces and increased building setbacks from the south and
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west limits of the property will help to maximize the extent and function of vegetative and
pervious surfaces on the subject site.

With respect to 1.6.6.7 (f) - The applicant submitted a Functional Servicing Report (FSR), dated
March 2023, prepared by Dillon Consulting Limited. The applicant’'s consulting Engineer
concludes that the adjacent services are sufficient for the proposed development.

The recommended ZBA is consistent with policies 1.6.6.7 (c), (d), (e) & (f) of the PPS.

In summary, the above planning analysis demonstrates that the recommended ZBLA is
consistent with relevant Policies of PPS 2020

2.1.1 Natural features and areas shall be protected for the long term.
2.1.7 Development and site alteration shall not be permitted in habitat of endangered species and
threatened species, except in accordance with provincial and federal requirements.

According to a Natural Site Features Inventory and Preservation Study, dated August 2018,
submitted by Goodban Ecological Consulting Inc., the subject land was being used for
agricultural purpose and largely free of natural features, except for hedgerows dominated by
scattered Eastern Cottonwood and thickets of Gray Dogwood and Common Buckhorn. City’s
records show that in a 2017 written correspondence between Goodban and the Ministry of
Natural Resources and Forestry (MNRF), MNRF confirmed that “there are no known
occurrences of Species at Risk (SAR) on the property, though there are known occurrences of
SAR in the general project area with potential to also occur in the hedgerows and thicket on the
property”. MNRF further noted that “if the hedgerows and thicket are proposed to be retained,
the project will likely not contravene the Endangered Species Act, 2007 (ESA 2007).”

This report recommends protection of the perimeter hedgerows and thicket on the property.

2.6.1 Significant built heritage resources and significant cultural heritage landscapes shall be
conserved.

2.6.2 Development and site alteration shall not be permitted on lands containing archaeological
resources or areas of archaeological potential unless significant archaeological resources have
been conserved.

CRM Lab Archaeological Services prepared Stage 1 Archaeological Background Study and
Stage 2 Archaeological Property Assessment Reports (Original Report and Supplementary
Information) dated October 19, 2018, for the subject land. According to CRM Lab
Archaeological Services, ‘the results of the Stage 1-2 Archaeological Assessment indicate that
despite the extensive disturbance in the northern portion of the subject property, the southern
portion of the subject property still retains potential for subsurface archaeological resources of
cultural heritage value or interest (CHVI) related to the Nicodemo-Dupuis Site located directly to
the south of the subject property. There is a very high probability that the Nicodemo-Dupuis Site
does extend into the southern portion of the subject property’.

It was noted that further cultural heritage value or interest (CHVI) associated with the subject
property would require further assessment prior to development of the southern portion of the
subject property. Consequently, a Stage 3 Assessment was recommended along with options
for avoiding the required Stage 3 assessment. The 2019 development proponent chose to
protect a 20m wide land area along the southern portion of the subject property (marked as
Archeological Potential Zone on the Map above) by conveying the said area to the Corporation
of the City of Windsor as Parkland. The Ministry of Tourism, Culture and Sports was satisfied
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with the recommended approach, provided they (MTCS) received a formal letter from the City
indicating the following as per the recommendations:

“1. The lands will be conveyed to the Municipality and that the Municipality is aware of the
potential for the Nicodemo-Dupuis Site to be present in this location, and;

2. The Municipality will keep this area passive prohibiting activities that could impact the
Nicodemo-Dupuis Site negatively within this Buffer area prior to additional Archaeological
Assessment”.

The above is the appropriate wording for the protection of the Archaeological Potential Zone
(APZ) on the subject site. Attached to this report as Appendix E, is a letter dated February 4,
2020, from the City to MTCS, which satisfied the requirement of MTCS regarding the protection
of Archaeological Potential Zone on subject land.

A portion of the Archaeological Potential Zone extends into the future road allowance (Florence
Avenue future extension), which would be conveyed to the Corporation of the City of Windsor;
therefore, the City will also protect the cultural heritage value of the subject area and ensure that
Stage 3 assessment is undertaken at the appropriate time. Based on the above discussion, the
recommended amendment is deemed consistent with policies 2.6.1 & 2.6.2 of the PPS.

3.0 Development shall be directed away from areas of natural or human-made hazards where
there is an unacceptable risk to public health or safety or of property damage, and not create new
or aggravate existing hazards.

Essex Region Conservation Authority (ERCA) was consulted because the parcel falls within the
regulated area of the Little River and Lake St. Clair. ERCA had no objections but required the
property owner to obtain a Permit and/or Clearance 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. Based on ERCA’'s comment, one can state that the zoning by-
law amendment is consistent with policy 3.0 of the PPS or will be consistent with policy 3.0 of
the PPS upon successfully completing ERCA’s development review process.

In summary, the Recommended ZBLA is consistent with the relevant Policies of the PPS 2020.

3. OFFICIAL PLAN:

The subject land abuts a city corridor, per Schedule J — Urban Structure Plan, of the City of
Windsor Official Plan (OP).

The OP, in s.3.3.2.1 states “Residential development 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 Applicant’s planning consultant cited s.3.3.2.1 in rationalizing the request for permission to
develop a high-profile residential development on the subject land. However, this rationale
which is a general non-area specific provision, is not supported by the recent council approved
amendments to the OP as stated in OPA 159.

In 2022, the Planning Department completed a city-wide Residential Intensification review study
resulting in the recommendations for city-wide Official Plan Amendment (OPA 159) and the
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accompanying zoning by-law amendment (Z-019/22). On June 13, 2022, council adopted OPA
159 and approved file zoning amendment file Z-019-22, by CR264/2022. On July 11, 2022,
Council passed By-law 100-2022, which adopted OPA 159, and passed By-law 101-2022 for Z-
019/22.

The purpose of OPA 159 is to implement policies that will encourage the production of
affordable and attainable housing within the City of Windsor. OPA 159 directs intensification to
areas within the city where present and future residents will be in proximity to goods and
services, public transportation and employment areas.

In the background discussion for OPA 159, it was noted that
e Low profile residential neighbourhoods should accommodate intensification in a manner
that is compatible with the existing density and built form in those neighbourhoods.
e There is concern that uncontrolled intensification can adversely impact the character of
existing residential neighbourhoods within the city.

Although OPA 159 contains policies which provide direction with respect to residential
intensification in the City of Windsor, there are still areas or parcels within the city that could be
appropriate for residential intensification but were not considered for residential intensification in
OPA 159. Such lands will be evaluated on a site-by-site basis through site-specific Official Plan
amendment applications and/or zoning by-law amendment applications brought forward by land
owners.

With respect to Residential Intensification, here are three relevant policies in OPA 159, which
help to direct residential intensification in the City of Windsor:

6.1.14, RESIDENTIAL INTENSIFICATION - To direct residential intensification to those areas of
the city where transportation, municipal services, community facilities and goods and services
are readily available.

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

6.3.2.4, LOCATIONAL CRITERIA - 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. These taller buildings shall be designed to provide a
transition in height and massing from low-profile areas. New residential development and
intensification shall be located where:

a) there is access to a collector or arterial road;

b) full municipal physical services can be provided;

c) adequate community services and open spaces are available or are planned; and
d) public transportation service can be provided.

LAND USE DESIGNATION - The site is designated “Residential” in the Land Use Schedule D of
City of Windsor Official Plan.

The objectives and policies of the Residential land use designation establish the framework for
development decisions in Residential areas within the City of Windsor.

The Official Plan supports a complementary range of housing forms and tenures in all
neighbourhoods (s.6.3.1.1); promotes compact neighbourhoods which encourage a balanced
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transportation system (s.6.3.1.2); and promotes residential redevelopment, infill and
intensification initiatives in appropriate locations in the City of Windsor (s.6.3.1.3).

The above noted objectives of the OP are satisfied by the Recommended ZBLA, which will
permit the townhome development (low density) and complementary range of housing forms
(semi-detached and single detached dwellings) and higher density development (medium profile
multiple dwelling) on the subject land. The Recommended ZBLA will result in an infill
development, which by its very nature promotes a compact neighbourhood.

CHAPTER 2, OP VoL. 1, “Development Profile refers to the height of a building or structure. There
are four development profiles described in the Plan:

a) Low Profile development is a building or structure generally no greater than fourteen (14)
metres in height.

b) Medium Profile development is a building or structure generally no less than fourteen
(14) metres in height and generally no greater than twenty-six (26) metres in height;

c) High Profile development is a building or structure generally no less than twenty-six (26)
metres in height and generally no greater than fifty-eight (58) metres in height;

d) Very High Profile development is a building or structure generally greater than fifty-eight
(58) metres in height.

CHAPTER 6, OP VoL. 1, s.6.2.1.2 further defines development profiles as follows:

(a) Low Profile developments are buildings or structures generally no greater than three (3)
storeys in height;

(b) Medium Profile developments are buildings or structures generally no greater than six
(6) storeys in height; and

(c) High-Profile developments are buildings or structures generally no greater than fourteen
(14) storeys in height.

OPA 159 deleted the existing s.6.3.2.1 and replaced it with the following:

PERMITTED USES (s.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.

S.6.3.2.1 makes it very clear where to direct high profile residential Buildings in the City of
Windsor. The applicant’s property is not in the City Centre, nor in the Mixed-Use Centre or
Mixed Use Corridor. Therefore, the applicant’s request for site-specific OPA to permit high/very
high-profile residential development on the subject land does not conform to the recently
amended mandatory policy direction of s.6.3.2.1. of the OP. Section 6.3.2.1 overrides the
general non-area specific provision found in s. 3.3.2.1 relied on by the applicant’s planning
consultant. Therefore, the recommendation in this report is to deny the request for high profile
building on the subject land.

As noted already in this report under s.6.3.2.4, new residential development and intensification
shall be located where:
a) there is access to a collector or arterial road;
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The proposed development is on a property with access to an arterial road (Wyandotte Street
East) as well as access to a proposed collector Road (Florence Avenue extension).

b) full municipal physical services can be provided;

As noted already in this report, there are existing full municipal physical services available to
service the subject land.

c) adequate community services and open spaces are available or are planned; and
Existing community services, open spaces and public transportation are already in, and near,
the neighbourhood and can service the new development.

d) public transportation service can be provided.

As noted already in this report, public transportation service is provided in the subject
neighbourhood by Lauzon 10 transit buses, which travels through Wyandotte Street East in front
of the subject land.

Although, the proposed development satisfies the locational criteria (s.6.3.2.4) of OP Vol. 1, the
subject land is not within an intensification priority area identified by OPA 159 approved by
Windsor City Council on July 11, 2022 (e.g. Mixed Use Centres; Mixed Use Corridors; and
Mixed Use Nodes.)

The recommended intensification in this report is supported by the permitted uses in s.6.3.2.1 of
the Residential land use designation. The recommended intensification is also a reflection of the
zoning categories that currently exist in the immediate neighbourhood. The recommended
zoning category will result in intensification that is similar to, and/or same as, what is approved
on lands designated Residential in the immediate area.

Section 6.3.2 5 — Evaluation Criteria for a Neighbourhood Development Pattern -

In analysing conformity with section 6.3.2.5 (a) under the evaluation criteria, with respectto
development constraints, it is important to note that the proposed development is within the
Shoreline and Floodprone areas of the city and is in an area of High Archaeological Potential.

CRM Lab Archaeologist Services prepared Stage 1 and Stage 2 Archaeological Assessments
Reports recommending mitigation measures, which have been incorporated in this report, to
address archaeological findings summarized in their reports dated October 19, 2018.

The Essex Region Conservation Authority (ERCA) has advised that the parcel falls within the
regulated area of the Little River and Lake St. Clair. ERCA requires the property owner to obtain
a Permit and/or Clearance from their office prior to any construction or site alteration or other
activities affected by Section 28 of the Conservation Authorities Act. Their office may provide
further comment regarding Storm Water Management for this development at the time of
application for Site Plan Control.

This report contains information confirming that the Recommended Amendment will result in a
development that is feasible, having regard to the other provisions of the OP, provincial
legislation, policies and appropriate guidelines and support studies. Therefore, the evaluation
criterion set out under s.6.3.2.5(a) OP Vol. 1 is satisfied.

With respect to s.6.3.2.5 (b) of OP Vol. 1, the proposed development is required to be in
keeping with the goals, objectives and policies of any secondary plan or guideline plan affecting
the surrounding area. There is no guideline plan affecting the subject area, but the East
Riverside Secondary Plan affects most of the surrounding area. Therefore, it is important to
consider the following secondary plan policy:
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The environmental policy 2.7.8.7 of East Riverside Planning Area, OP Vol. 2, states
“The plant is proposed to be expanded to the east, to accommodate projected growth in Windsor
and adjacent municipalities. Due to odours which may emanate from the sewage treatment plant,
the Ministry of Environment and Energy has required, and the City of Windsor must comply with, a
designated 300 metre buffer zone around the proposed plant expansion. As such, only recreational
and stormwater management facilities shall be permitted to locate within 300 metres of the existing
and/or expanded Little River Sewage Treatment plant.”

Based on the above, the proposed development must be located outside of the 300 m buffer of
the existing and/or expanded LRPCP. The recommendation in this report satisfies the
requirement to locate the proposed residential buildings outside of the 300 m buffer, per the
Official Plan environmental policies 5.4.10.3, Vol. 1 and s.2.7.8.7, Vol. 2. Therefore, the
recommended amendment satisfies s.6.3.2.5 (b).

With respect to s.6.3.2.5 (c) of OP Vol. 1, the proposed 54m tall multiple dwelling is not
compatible with the surrounding area in terms of scale, massing, height, siting, orientation,
setbacks, parking and amenity areas. Consequently, the report recommends a zoning category
and site-specific provisions with which the proposed development can be designed to achieve
compatibility with the surrounding area, per s.6.3.2.5(c).

There is more off-street parking than required by the zoning by-law; therefore, s.6.3.2.5(d) is
satisfied. It should be noted that at the September 8, 2022, Public Information Centre the area
residents expressed concerns with respect to street parking and number of parking spaces
being proposed. Thereafter, the applicant increased onsite parking from 482 to 544 spaces.

The proposed development on the subject site is capable of being provided with full municipal
physical services and emergency services; therefore, s.6.3.2.5 (e) is satisfied.

Section 6.3.2.5(f) — “facilitating a gradual transition from Low Profile residential development to
Medium and/or High profile development and vice versa, where appropriate. In accordance with
Design Guidelines approved by Council.”

The design guidelines in the Windsor Intensification Guideline, approved in 2022, indicate the
City’s expectations with respect to the character, quality, and form of new development in
Windsor’s mixed-use centres, nodes, and corridors, and stable and mature neighbourhoods.
The following design guidelines are implemented in the applicant’s concept plans and elevations
for facilitating a gradual transition from low profile residential development to the medium and/or
high profile development:

a. Locate less dense and lower scale residential buildings in locations adjacent (or closer) to existing
low density neighbourhoods.
The concept plan shows townhome dwellings closer to the lands containing existing or future
low profile developments.

b. Provide rear and side step-backs forupper storeys to provide contextually appropriate transitions
from the Medium and High Profile buildings to the surrounding low profile neighbourhoods;
The applicant’'s concept plan and elevation drawings contain proposed step-backs. This
planning report also contains zoning provisions that address step-backs for upper storeys.

c. Ensure new development is compatible with adjacent and neighbouring development by siting and
massing new buildings to avoid undue adverse impacts on adjacent properties particularly in
regard to adequate privacy conditions for residential buildings and their outdoor amenity areas.
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The proposed multiple dwelling was sited at the rear to minimize adverse impact on adjacent
neighbouring residential developments. However, the siting requires adjustments in order to
mitigate potential impact on the future expansion of the LRPCP.

Section 7.2.3.2 — Pedestrian Network, OP Vol. 1: The Official Plan requires the installation of
sidewalks on both sides of proposed Florence Avenue extension within the proposed
development. This report contains recommendations that ensure compliance with the sidewalk
requirements under s.7.2.3.2 (a) of OP Vol. 1.

Section 7.3.4.4 of OP Vol. 1 states, “Council shall protect pollution control plants from
incompatible development in accordance with the Environmental chapter of this Plan”.

The Official Plan in s.5.4.10.3 (Environmental Chapter) prohibits residential, commercial,
mixed use and institutional development within 300m of a Pollution Control Plant and
states “The 300m distance shall be measured from the property line of the Pollution
Control Plant to the property line of the proposed development.”

The environmental policy 2.7.8.7 of East Riverside Planning Area, OP Vol. 2, states

“The plant is proposed to be expanded to the east, to accommodate projected growth in
Windsor and adjacent municipalities. Due to odours which may emanate from the sewage
treatment plant, the Ministry of Environment and Energy has required, and the City of

Windsor must comply with, a designated 300 metre buffer zone around the proposed plant
expansion.”

As noted already in this report, the City plans to expand the existing LRPCP easterly. An
Environmental Assessment (EA) is currently underway for an expansion to the Little River
Pollution Control Plant. The EA will outline the recommended expansion. For more information
on the Little River Pollution Control Plant Schedule ‘C’ Class Environmental Assessment, copy
this link:

https ://www.citywindsor.ca/residents/Construction/Environmental-As sessments-Master-Plans/Pages/Little-River-
Pollution-Control-Plant-Expansion-Schedule-C-Municipal-Class-Environmental-As sessment.as px

The applicant requests a site-specific OP Amendment to permit the proposed residential
development at 230 m distance from the Pollution Control Plant future expansion. For a number
of reasons noted already in this report, the requested reduction in separation/distance between
the proposed residential development and the treatment plan cannot be supported. Below are
some of the reasons for not supporting the reduction in separation.

Approval of the proposed development at a distance closer than 300m from the future plant
expansion may limit options for placement of new facilitates and increase the capital cost of
required noise and odour mitigation equipment, which would have costimplications to the rate
payers and the Corporation. See the Financial Section of this report, and comment below from
the City’s Commissioner of Infrastructure:

“Odour buffers play a critical role in preventing unpleasant odours from sewage treatment plants
and pumping stations from affecting nearby residential and sensitive areas. They serve several
essential purposes, including mitigating odour-related issues for communities, protecting

investments in wastewater facilities, and ensuring compatibility with future planning and
development.

Reducing the odour buffer distance around the Little River Pollution Control Plant (LRPCP) is not
recommended. Reducing the plant’s odour buffer distance could impose limitations on the plant's
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upcoming design possibilities, potentially leading to increased costs (both capital and operating)
and a higher number of odour complaints from nearby residents.

Currently, the City receives 311 complaints from Riverdale residents regarding odours emanating
from the LRPCP. If the odour buffer distance were reduced, it is anticipated that these complaints
would likely increase. The annual expenditure on current odour control chemicals for the existing
plant is approximately $400,000. Doubling the plant's size would inherently double this cost,
exceeding $800,000 annually. A reduction in the odour buffer zone would only further escalate
these expenses, placing additional strain on the annual operating budget and creating additional
capital expenditures to mitigate odours. It's important to note that the increase in costs for odour
control will be for the life of the facility and be bore by the sewage rate payer.

In addition, without full knowledge of the future sewage characteristic, as well as a recommended
design and treatment science of a plant expansion that will result from the recently initiated EA, itis
problematic to quantify the noise and odour disrupters that will be generated from this future facility
at this time.

In an informal survey with Municipal peers there was consensus that reducing buffers has created
both operating and capital issues for them, and it was recommended to maintain the existing buffer
outlined in the OP”

Based on the above comment, to achieve the required compatibility between the proposed
residential development and the LRPCP, the proposed development must be located outside of
the 300 m buffer of the easterly limit of the proposed expansion of the LRPCP. The
recommendation in this report implements Council approved Official Plan policy regarding the
protection of pollution control plants from incompatible development.

Approval of the recommended amendment will ensure that the proposed residential
development is designed in a manner that would be compatible with the existing and/or
expanded LRPCP and avoid unnecessary additional capital and operational costs for the
Corporation.

The recommended ZBLA maintains conformity with the Official Plan, based on the analysis
provided in this report.

4. ZONING By-LAw

As noted already in this report, the property is zoned Green District 1.4 (GD1.4), Green District
1.5 (GD1.5) and Residential District 2.1 with a holding symbol (HRD2.1) by Zoning By-law 8600.
A site-specific zoning provision [S.20(1)383] also applies to the GD1.4 area of the subject land.

The applicant is requesting to change the zoning of parts of the subject land from GD1.5 and
HRD2.1 to RD3.3 to permit the proposed 54m tall residential development on the subject site.
The portion of the subject site zoned GD1.4 and S.20(1)383 will be conveyed to the City as
parkland and its current zoning will remain unchanged.

The RD3.3 zoning district does not permit townhome dwellings. The permitted maximum main
building height in the RD3.3 zone is as follows:
Corner Lot 30.0 m; and Interior lot 240 m

Therefore, the applicant also requests a site specific by-law amendment to permit the following:
e townhome dwelling as additional permitted use on the property,
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e a maximum building height of 54.0m, instead of the 30.0m maximum height allowed in
the RD3.3 district; and
e ascenery loft with no maximum gross floor area.

The RD3.3 zoning district permits the following:

Lodging House Any of the following existing dwellings:
Multiple dwelling Double Duplex Dwelling

Religious Residence Duplex Dwelling

Residential Care facility Semi-Detached Dwelling

Single Unit Dwelling
Any use accessory to the preceding uses.

The existing zoning categories in the surrounding area are: RD1.1, RD1.2, RD2.3, RD2.5,
DRD1.1, HRD2.3, HRD2.5, HRD1.2, GD1.1, and RD3.4. The existing zoning categories in the
immediate area predominantly permit low profile residential developments such as new single
unit dwellings and semi-detached dwellings. Townhome dwellings are permitted in the RD2.3,
RD2.5 and RD3.4 zoning districts. Multiple dwellings are also permitted in the RD2.5 and RD3.4
zoning districts; however, a review of the locations and provisions of the RD3.4 zoning district
leads to the conclusion that the RD3.4 zoning is not meant for new development proposals. The
subject residential neighbourhood reflects the intent of OPA 159, which amendment permitted
uses in Residential land use designations.

The applicant’'s proposed development of a 54m tall (high profile) residential building does not
reflect the character of the neighbourhood. A medium profile residential development is deemed
more appropriate for this neighbourhood and can help achieve a mix in residential types and
densities. After much analysis of the provisions within the RD3.3 and RD2.5 zoning districts, it is
the Planning Staff's opinion that a site-specific RD2.5 zoning is a more appropriate direction for
development on the subject site. The RD2.5 zoning permits “Double Duplex Dwelling, Duplex
Dwelling, Multiple Dwelling, Semi-Detached Dwelling, Single Unit Dwelling, Townhome Dwelling, and any
use accessory to the above uses”.

As indicated already in this report, medium profile developments are generally no greater than 6
storeys in height and medium profile developments are generally no less than 14.0 m in height
and generally no greater than 26.0 m in height. The zoning by-law main building height
provision is expressed in metric units; therefore, it is appropriate to work with the definition of
medium profile development as presented in Chapter 2 of the OP.

RD2.5 permits a maximum building height of 18.0m for a multiple dwelling, which means
medium profile developments are allowed in the RD2.5 zone. Based on the proposed site layout
and the Shadow Impact Study submitted, it appears permitting a 26.0 m maximum building
height on the subject land would help achieve good planning on the subject land.

Planning Staff support a change in zoning from HRD2.1 to HR2.5 with site-specific provision
allowing a maximum height of 26.0 m for the multiple dwelling. The site-specific zoning will also
address the proposed scenery loft on the property. The recommendation will permit the
proposed uses (townhome and multiple dwelling), which are currently not permitted on the
subject land. The proposed main building height of 54.0 m is a zoning provision that is
excessive and inappropriate for the subject area.

RD2.5 zone permits the following density: Lot area per dwelling unit is 166.0 m? minimum for
multiple dwelling with 5 or more units, and 190.0 m? minimum for a townhome dwelling. That
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means the subject land (3.296 ha in size) can accommodate 28 townhome dwelling units and
166 multiple dwelling units. Therefore, the RD2.5 zone further addresses the concern of the
area residents regarding proposed density on the subject land.

To ensure further protection of the hedgerows and the APZ (GD1.4 zone) per the comments of
the Ministry of Natural Resources and Forestry (MNRF) and Ministry of Tourism, Culture and
Sports (MTCS) regarding the existing hedgerows and APZ, site-specific zoning provisions are
recommended that will impact the implementation of the minimum rear yard depth and side yard
width provisions.

The applicant’'s proposal implements gradual transition policy (s.6.3.2.5(f)) of the OP by
proposing low profile townhome dwellings closer to the existing low profile developments in the
immediate area. The concept plan shows adequate separation of the multiple dwelling from the
nearby existing low profile developments north and east of the subject land.

Building step back requirement was contemplated to maintain human scale for the users of the
trail; however, as a result of the recommended height of 26.0 m, the required buffer created by
the GD1.4 zone, it is not necessary to impose any further step back provision along the south
and west walls of the proposed multiple dwelling.

Parking requirement for multiple dwelling with a minimum of 5 dwelling units is calculated at the
rate of 1.25 parking spaces per dwelling unit; meaning 1.25 x 275 units. Therefore, the
proposed 275 dwelling units will require a minimum of 343.75 spaces (i.e. 343 spaces, when
you round down). With 166 dwelling units, minimum parking requirement is 166 x 1.25 = 207.5
spaces (i.e. 207 spaces, when you round down).

Townhome dwelling having an attached garage or carport requires a minimum of 1 parking
space for each dwelling unit, whereas townhome dwelling without an attached garage or carport
requires a minimum of 1.25 parking spaces for each dwelling unit. The proposed 28 townhome
dwelling units have attached garage(s); therefore, required minimum parking is 28 spaces.
Furthermore, s.11.5.5.7.50 states “for a townhome dwelling unit that fronts a street, the required
number of parking spaces shall be one parking space for each dwelling unit”.

Total required minimum parking for is 343 + 28 = 371 spaces but based on the recommended
new zoning category (RD2.5), total minimum required parking would be reduced to 207 + 28 =
235 spaces. The applicant proposes 544 parking spaces, which is excessive and depletes
vegetative and pervious surface on the property.

PPS 2020 requires that vegetative covers be maximized to help in stormwater management. By
reducing excess parking on the site, the development can be better designed to maximize
vegetative covers, utilize land more efficiently, have greater separation from the sewage
treatment plant, and still achieve higher density, medium profile residential development.

This report recommends a reduced building height and density, which will result in less dwelling
units on the site and, consequently, less than 544 parking spaces on the subject site. Based on
the neighbourhood demand for more parking on the subject site, the applicant’s planning
consultant proposed a parking ratio of 1.57 spaces per dwelling unit for the multiple dwelling,
along with 4 parking spaces per townhome dwelling. The townhome parking spaces are
proposed in the 2-car garages and on the private driveways. This report aims to limit the
proposed parking to the 1.57 spaces maximum for each multiple dwelling unit, per the

Development & Heritage Standing Committee - Tuesday, October 3, 2023
Page 41 of 356 Page 25 of 30



applicant’s Planning Justification Report, and restrict the townhome parking within the garage
and on the private driveways, as proposed by the applicant.

A hold provision is recommended to ensure that development cannot occur on the site until the
required land conveyance for Florence Avenue extension is fulfilled.

A draft by-law is attached as Appendix F to this report.

5. SITE PLAN

The recommended amendment will facilitate a development proposal that is subject to Site
Plan Control pursuant to the Planning Act and City of Windsor By-law 1-2004. Therefore,
Site Plan Approval and Execution of a Site Plan Agreement are required.

The applicant/developer may submit a request for Site Plan Control Pre-Consultation at
https://ca.cloudpermit.com/login, following completion of the statutory public meeting of the
Development and Heritage Standing Committee.

The following issues and recommendations contained in the Studies submitted by the applicant,
along with the comments received from some of the municipal departments and external
agencies are detailed in Appendix A hereto attached, and are best addressed at the time of Site
Plan Approval. The requirements listed below, along with other conditions/requirements will be
more appropriately included in the Site Plan Agreement:

A. Senicing Study
B. Corner Cut-off (6.1m x 6.1m) at the southwest corner of the Wyandotte Street East and
Florence Avenue intersection;

C. Florence Avenue Construction

D. Concrete sidewalks on both sides of Florence Avenue.

E. Construct all sidewalks in conformity with the requirements of the Accessibility for Ontarians
with Disabilities Act (AODA).

F. Access driveways: maintain a minimum clearance of 55.0 m from the nearest cross road with
existing or planned signals.

G. Ovwersizing and cost sharing

H. $129,000.00, Sencing fee for Sanitary Sewer Stub south of the subject lands.

I.  Senicing of vacant lots fronting on east side of Florence Avenue Extension.

J.  0.3m Reserwe and cost-sharing.

K. Parkland Conveyance - conwey the GD1.4 portion of the subject land.

L. Species at Risk/ Habitat Protection.

M. Protection and preservation of the Archaeological Potential Zone (APZ) portion of the subject
land

N. Installation of a non-permeable 1.8m (6ft) fence with no gates between the boundaries of the
proposed dwellings and the proposed parkland.

O. Warning clause for proximity to a Sewage Treatment Plant.

P. Phase 2 Environmental Site Assessment completed in accordance with the Canadian Standards

Association (CSA) standard. (See Appendix A for information on the soil sampling program).

Risk Analysis: See Climate Change risk analysis below
Climate Change Risks

Climate Change Mitigation:
Residential intensification minimizes the impact on the community greenhouse gas emissions.
Development within existing communities and neighbourhoods use available infrastructure such
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as sewers, sidewalks, and public transit and, as such, help to mitigate development impact. The
proposed residential intensification on the subject land will encourage the use of existing and
planned transit and active transportation in the neighbourhood, which will help to minimize the
City’s carbon footprint.

Climate Change Adaptation:

The proposed construction of town home dwelling units and multiple dwelling units provides an
opportunity to increase resiliency for the development and surrounding area. The
implementation of approved landscape plan, stormwater management measures and lot-
grading plan for this proposed development will enhance the city’s preparedness for climate
change impact in the subject area.

Financial Matters:

“The Little River Pollution Control Plant will currently be spending approximately $400,000.00
annually for odour control. The cost for odour control will increase substantially with the doubling
of the plant. Any development will further increase the number of annual odour complaints to the
City. Complaints could also result in orders filed by the Ministry of Environment, Conservation
and Parks (MECP) against the City for costly retrofits or resultin charges laid under s. 14 of the
Environmental Protection Act.

Consultations:

1. OPEN HOUSE SESSION/Public Information Centre:

Held on September 8, 2022, and organized by the applicant to provide information to area
residents on the proposed development, the required planning processes, and discuss/collect
comments and questions relating to the proposed development. It was noted that top concerns
from residents related to traffic, density, shadow and flooding. The applicant’s planning
consultant responded to the neighbourhood concerns in the document titled “Engagement

Summary — September 2022 on the city's website using this link:
https ://www.citywindsor.ca/residents/planning/Land-Development/Development-Applications/current-development-
applications/Documents/0%20Wyandotte %20St%20E%20(Ganatchio%20Gardens %20Inc)%20-
%20Public%20Information%20Centre %20Engagement%20Summary.pdf

2. DEPARTMENT AND AGENCIES

Comments received from municipal departments, service units and external agencies are
included in Appendix D. The applicant/owner shall satisfy all items as set out in the Results of
Circulation (Appendix D) attached. The City’s Biodiversity Coordinator expressed concerns
regarding the Environmental Evaluation Report submitted by the applicant. See Appendix D for
details. It should be noted that Council, in 2020, approved a zoning by-law amendment and a
draft plan of subdivision for the subject site. This report contains recommendations carried
forward from the 2020 approval (CR54/2020) with respect to impact on Natural Areas.

Other municipal departments and external agencies have no objections; some are
recommending approval of the amendments with conditions as noted in Appendix D attached to
this report. The requirements of Engineering & Geomatics, Transportation Planning, Canada
Post, and other agencies and municipal departments, as found in Appendix D, have mostly
been addressed under Recommendation V of this report and will show up in a site plan
agreement as special, or/and general, provisions.
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Parkland Conveyance: The GD1.4 portion of the subject land will be conveyed to the
Corporation for Parkland purposes as permitted in Section 51.1 of the Planning Act. It is
understood that the conveyance of the GD1.4 portion will exceed the 5% required by the
Planning Act, because the proposed parkland also serves the following additional purposes:

(i) buffer zone from Little River Future Treatment Plant Expansion,
(i) protection of existing 4.4 m wide south and west hedgerows, and
(iii) protection of the required 20.0 m wide Archaeological Potential Zone.

Species at Risk/ Habitat Protection: In a letter dated November 28, 2019, the Ministry of
Municipal Affairs & Housing (MMAH) confirmed that the Ministry of Natural Resources &
Forestry (MNRF) provided comment on the subject development in July 2017 directly to the
2018 residential subdivision proponent and that MNRF did not have any concerns with the
proposed development at that time.

In the November 2019 Letter, MMAH also advised that the Ministry of Environment,
Conservation & Parks (MECP) recommends that the City of Windsor consider imposing the
following conditions of the Draft Approval:

‘That the fully executed subdivision agreement between the Owner and the City of Windsor shall contain
a provision requiring the Owner to design the subdivision such that the existing perimeter hedgerows are
retained, and furthermore, that the shrub thicket to the south will not be disturbed in anyway. These
measures to be incorporated for the purpose of “Species at Risk/ Habitat Protection.”

Fast forward to this new development proposed on the subject land. A Subdivision agreement is
not required for this new proposal, but a Site Plan Control agreement is required at the Site Plan
Approval stage. Therefore, the MECP recommendation noted above is also included in the
recommendation section of this report to be implemented as a zoning provision and
incorporated in the Site Plan Control Agreement at the appropriate time in the planning process.

3. PUBLIC NOTICE

The City will advertise the official notice in the Windsor Star Newspaper, as mandated by the
Planning Act. In addition, the City will mail courtesy notice to all property owners and tenants
within 120m (400 feet) of the subject parcel, prior to the Development & Heritage Standing
Committee (DHSC) meeting.

Planner’s Conclusion and Opinion:

The discussion in this report contains reasons for not supporting the applicant’s request for site-
specific Official Plan Amendment (OPA). In my professional opinion, the requested OPA is not
consistent with some policies of the PPS 2020, such as 1.2.6 and 1.1.3.3, and should be
denied. The recommended denial of the applicant’s request will protect the LRPCP from
incompatible development.

This report does not support a high profile residential development on the subject land and
recommends that the applicant’s request for a 54m tall multiple dwelling be denied along with
the proposed RD3.3 zoning. This report presents facts to support a medium profile development
on the subject land and goes further to recommend a site-specific RD2.5 zoning category to
permit the medium profile development at a maximum height of 26m.

Development & Heritage Standing Committee - Tuesday, October 3, 2023
Page 44 of 356 Page 28 of 30



The recommended zoning by-law amendment (ZBLA) will provide housing options/opportunities
that will help improve housing supply in the City of Windsor. The recommended ZBLA will
support the use of existing and planned active transportation and public transit in the area.

The recommended Zoning By-law Amendment (ZBLA) is consistent with the policies of the
Provincial Policy Statement 2020. The recommended ZBLA will maintains conformity with the
City of Windsor Official Plan. The recommended amendment constitutes good planning.
Administration is recommending that the Zoning By-law amendment be approved subject to

site-specific zoning provisions and holding prefix as specified in the Recommendation section of
this report.

Planning Act Matters:

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

Greg Atkinson, MCIP, RPP Neil Robertson, MCIP, RPP
Manager of Development / Deputy City Planner Acting City Planner

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

JP JM

Approvals:

Name Title

Greg Atkinson, MCIP, RPP Manager of Development / Deputy City Planner

Neil Robertson, MCIP, RPP Acting City Planner

Chris Nepszy Commissioner, Infrastructure Services

Wira Vendrasco Deputy City Solicitor

Jelena Payne Commissioner of Economic Development & Innovation
Joe Mancina Chief Administrative Officer

Notifications:

Name Address Email

Abutting property owners and
tenants within 120 meter (400
feet) radius of the subject land

Applicant/Owner:

Ganatchio Gardens Inc. 4510 Rhodes Dr., Suite 520,

Windsor, Ontario N8W 5K5 Wingon.li@horizonv.ca

c/o Wing On Li
Agent: Dillon Consulting Limited 3200 Deziel Dr., Suite 608, mmuir@dillon.ca
c/o Melanie Muir Windsor, Ontario, N8W 5K8 '
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Name Address Email

Councillor Angelo Marignani 350 City Hall Square W., Suite | amarignani@citywindsor.ca
530, Windsor, Ontario, N9A 651

Shannon Porcellini 10279 Paulina Court, Windsor, fivepeasinapodd @gmail.com
Ontario, N8P 1H6

Jim Roe 541 Breezewood Street, jimroe1@mnsi.net
Windsor, Ontario, N8P 1H4

Appendices:

Appendix A, Details of Requirements ‘A’ to ‘P’, Files Z-026-22 & OPA 162

Appendix B, Development Concept Plan

Appendix C, Site Photos

Appendix D, Consultations - Comments from Municipal Departments & External Agencies
Appendix E, City of Windsor Archaeological Protection Letter to MTCS, Feb 4, 2020
Appendix F, Draft By-law, Z-026/22

O, WN-=-
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APPENDIX A, DETAILS OF REQUIREMENTS ‘A’ to ‘P’, FILES Z-026/22 & OPA 162

A. Servicing Study: The Owner(s) shall

i) retain a consulting engineer to review the existing and proposed sewer system for this
development to determine its effect on the municipal sewer system. The Study shall be done to
the satisfaction of the City Engineer and the Chief Building Official; and

ii) demonstrate, to the satisfaction of the City Engineer, that no negative impacts to existing
properties will be realized by the surrounding community, before the proposed development
will be allowed to proceed.

B. Corner Cut-off: The Owner(s) shall, prior to issuance of a construction permit, gratuitously
convey a 6.1m x 6.1m corner cut off at the southwest corner of the Wyandotte Street East and
Florence Avenue intersection, in accordance with City of Windsor Standard Drawing AS-230, to the
satisfaction of the City Engineer and City Solicitor;

C. Florence Avenue Construction: The Owner(s) agrees to construct pavements, including curbs
and gutters, driveway approaches and the necessary drainage facilities according to City of Windsor
standard specifications, with sidewalks on both sides on the road. The owner further agrees that one
(2) full winter shall elapse following the laying of base asphalt, prior to the laying of surface asphalt.
All work to be to the satisfaction of the City Engineer.

D. Sidewalks: The Owner(s) shall construct, at its expense, according to City of Windsor Standard
Specifications and in a manner satisfactory to the City Engineer, concrete sidewalks on both sides of
Florence Avenue.

E. The Owner(s) shall construct all sidewalks in conformity with the requirements of the
Accessibility for Ontarians with Disabilities Act (AODA) and to construct all accesses in conformity to
the TAC Geometric Design for Canadian Roads and the City of Windsor Standard Engineering
Drawings, to the satisfaction of the City Engineer.

F.  Access driveways: All access driveways shall conform to the TAC Geometric Design Guide for
Canadian Roads and the City of Windsor Standard Engineering Drawings. The northerly driveway
closest to Wyandotte Street East, shall maintain a minimum clearance of 55.0 m from the nearest
cross road with existing or planned signals.

G. Oversizing and cost sharing:

i. The Owner(s) shall pay to the Corporation, prior to the issuance of a construction permit, its
share of the costs as determined by the City Engineer for previously oversized services that were
constructed to ensure that the subject lands could be serviced.

ii. Inthe event that the Owner is required to oversize any services in order to service other
vacant lands, it is agreed that any oversizing costs to be paid by the Corporation to the Owner
shall be based on a cost-sharing strategy satisfactory to the City Engineer. Any cost-sharing
strategy agreed to at the time of Site Plan Control will be subject to the approval of the
Corporation’s City Council.
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APPENDIX A, DETAILS OF REQUIREMENTS ‘A’ to ‘P’, FILES Z-026/22 & OPA 162

H. Servicing fee for Sanitary Sewer Stub south of the subject lands: The Owner(s) shall pay the
amount of $129,000.00, being the required servicing fees for the construction of the sanitary sewer
stub south of the subject lands in the Florence Avenue right-of-way.

I.  Servicing of vacant lots fronting on east side of Florence Avenue Extension: The Owner(s) shall,
at its entire expense, install required municipal services to the lots along the east limit of the abutting
north/south alley, being Lots 34 to 44 (incl.) on Registered Plan 1142. All work is to be completed to
the satisfaction of the City Engineer.

J.  0.3m Reserve and cost-sharing: Upon completion of the servicing work associated with abutting
lots, the Owner(s) shall, prior to a construction permit, register a 0.3m wide strip of land across the
frontage of the lands along the entire east limit of the north/south alley, being the west limit of lots
34 to 44 on Registered Plan 1142, to the satisfaction of the City Engineer and City Planner. The 0.3m
reserve will not be removed until individual owners of the serviced lots have paid, their
proportionate share of costs for construction of infrastructure associated with the extension of
Florence Avenue. When a proportionate share of said infrastructure costs are paid, the City’s Legal
Department will be notified in writing by the Owner(s) and the City will DECLARE the appropriate
portion of the 0.3m reserve a public highway.

K. Parkland Conveyance: The Owner(s) shall, prior to the issuance of a construction permit, convey
the GD1.4 portion of the subject land shown as a 4.4m wide strip along the west property boundary
containing much of the natural vegetation abutting the Little River Corridor, and a 20m wide buffer
along the south property boundary identified as Archaeological Potential Zone (having high potential
for archeological artifacts) as Passive Parkland - only subject to minor maintenance or traditional
agricultural practice, to the Corporation primarily for park purposes in accordance with Section 51.1
of the Planning Act, and for other purposes noted below, to the satisfaction of the Executive Director
of Parks, City Engineer and City Planner:

i. buffer zone from Little River Future Treatment Plant Expansion
ii. protection of existing hedgerows, per Ministry of Natural Resources & Forestry’s guidelines
iii. protection of 20m-wide southerly Archaeological Potential Zone per Ministry of Heritage,
Sport, Tourism and Culture Industries’ guidelines.

L. Species at Risk/ Habitat Protection: The Owner(s) shall design the development such that the
existing perimeter hedgerows are retained, and furthermore, that the shrub thicket to the south will
not be disturbed in anyway, to the satisfaction of the City Planner.

M. Archaeological Potential Zone (APZ) - Protection and preservation of the APZ portion of the
subject land per the recommendations made in the July 17, 2020 and July 10, 2020 letters filed with
the Ministry of Heritage, Sport, Tourism and Culture Industries (MHSTCI);

N. Fencing Requirement: The Owner(s) shall install a non-permeable 1.8m (6ft) fence with no gates
between the boundaries of the proposed dwellings and the proposed parkland being conveyed to
the City, to the satisfaction of the City’s Landscape Architect.

0. Warning clause for proximity to a Sewage Treatment Plant: The Owner(s) shall place the
following warning clause(s) in all Offers to Purchase and Agreement of Purchase or Sale or lease
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APPENDIX A, DETAILS OF REQUIREMENTS ‘A’ to ‘P’, FILES Z-026/22 & OPA 162

between the Owner(s) and all prospective home buyers, and in the title of each dwelling or dwelling
unit within the subject development:

“Purchasers/tenants are advised that an existing sewage treatment plant is located west of the
subject land and an easterly expansion of the treatment facility is anticipated in the future. As
a result of the proximity of the existing and future treatment facilities to the proposed new
developments, it is possible that the new treatment facilities could occasionally emit odours
that could interfere with some activities of the dwelling occupants.”

P. Phase 2 Environmental Site Assessment completed in accordance with the Canadian Standards
Association (CSA) standard, in lieu of the Soil Sampling Program recommended in the Phase 1
Environmental Site Assessment (ESA) dated July 2021, prepared by Dillon Consulting Limited to
assess the potential impacts to soil from the former orchard operations at the site.
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APPENDIX B
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APPENDIX C — Site Photos - 7-026/22, OPA 162 (Aug. 11, 2023, site visit) Page 1 of 4

Partial view of the subject land looking southeast from Wyandotte St.

Partial view of the subject land looking southwest from Wyandotte St.
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APPENDIX C — Site Photos - 7-026/22, OPA 162 (Aug. 11, 2023, site visit) Page 2 of 4
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Partial View of the subject land looking southwest from N/E CNR of the subject land
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APPENDIX C — Site Photos - 7-026/22, OPA 162 (Aug. 11, 2023, site visit) Page 3 of 4
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View of north side of Wyandotte St. west of Florence Avenue, across from subject land

View of Florence Avenue north side of Wyandotte Street R.O.W.
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APPENDIX C — Site Photos - 7-026/22, OPA 162 (Aug. 11, 2023, site visit) Page 4 of 4

AL DS

Wynoiotte Sfrée

ie of Einr Strt south of Wyandotte Street

evelopment & Heritage Standing Committee - Tuesday, October 3, 2023
Page 54 of 356




APPENDIX D - CONSULTATIONS
[Comments from Municipal Departments & External Agencies; File Z-026/22; OPA 162]

ASSESSMENT MANAGEMENT OFFICER - JOSE MEJALLI

No objection to the zoning amendment to permit the following:
16-storey multiple dwelling containing 275 dwelling units, a 2-storeyclubhouse (for residents) on
an elevated platform, along with 28 ground level townhomes

ENVIROMENTAL SERVICES - ANNE MARIE ALBIDONE

Environmental Services is not opposed to the rezoning however care should be give to the
location designated for waste collection. The current location in the draft drawing does not appear
to be adequate.

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 to this property is located directly
across the street on Wyandotte at Florence Northwest Corner providing direct transit access.
Transit Windsor’'s 2023 City Council approved Service Plan and Operating budget has a new local
route replacing the Lauzon 10. This will be an improvement over the existing service as it will be
a 2 way conventional transit route rather than the existing 1 way loop. This is proposed to change
early 2024 and aligns with our City Council approved Transit Master Plan. The existing bus stop
on Wyandotte at Florence Northwest Corner will move to the Northeast Corner as the bus route
will be travelling along Florence between Riverside and Wyandotte. Another new bus stop is
proposed on Wyandotte at Florence Southeast corner for travelling in the other direction.

CANADA POST - BRUNO DESANDO

Please see Canada Post’s feedback regarding the proposal, below.
Service type and location
1. Canada Post will provide mail delivery service to the subdivision through centralized

Community Mail Boxes (CMBS).

2. If the development includes plans for (a) multi-unit building(s) with a common indoor
entrance, the developer must supply, install and maintain the mail delivery equipment
within these buildings to Canada Post’s specifications.

Municipal requirements
1. Please update our office if the project description changes so that we may determine the

impact (if any).
2. Should this subdivision application be approved, please provide notification of the new
civic addresses as soon as possible.

Developer timeline and installation
1. Please provide Canada Post with the excavation date for the first foundation/first phase

as well as the date development work is scheduled to begin. Finally, please provide the
expected installation date(s) for the CMB(s).

Please see Appendix A for any additional requirements for this developer.
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APPENDIX D - CONSULTATIONS
[Comments from Municipal Departments & External Agencies; File Z-026/22; OPA 162]

Appendix A

Additional Developer Requirements:

- The developer will consult with Canada Post to determine suitable permanent locations for
the Community Mail Boxes. The developer will then indicate these locations on the appropriate
servicing plans.

- The developer agrees, prior to offering any units for sale, to display a map on the wall of the
sales office in a place readily accessible to potential homeowners that indicates the location
of all Community Mail Boxes within the development, as approved by Canada Post.

- The developer agrees to include in all offers of purchase and sale a statement which advises
the purchaser that mail will be delivered via Community Mail Box. The developer also agrees
to note the locations of all Community Mail Boxes within the development, and to notify
affected homeowners of any established easements granted to Canada Post to permit access
to the Community Mail Box.

- The developer will provide a suitable and safe temporary site for a Community Mail Box until
curbs, sidewalks and final grading are completed at the permanent Community Mail Box
locations. Canada Post will provide mail delivery to new residents as soon as the homes are
occupied.

- The developer agrees to provide the following for each Community Mail Box site and to include
these requirements on the appropriate servicing plans:
= Any required walkway across the boulevard, per municipal standards
= Any required curb depressions for wheelchair access, with an opening of at least two

metres (consult Canada Post for detailed specifications)
= A Community Mailbox concrete base pad per Canada Post specifications.

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 Objections, however please note there are City of Windsor streetlight poles with 120/240 volt
underground distribution along Wyandotte St E, North of the property.

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.
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APPENDIX D - CONSULTATIONS
[Comments from Municipal Departments & External Agencies; File Z-026/22; OPA 162]

REAL ESTATE SERVICES - DENISE WRIGHT

There are no other comments from real estate services other than someone from Parks or the
City Naturalist should monitor this area once development begins to ensure that there is no
encroachment into the neighbouring City owned naturalized area.

ENBRIDGE

After reviewing the provided drawing at 211691 Ganatchio Gardens 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:
e 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

e 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.

WYANDOTTE ST E

SOURCE DOCUMENT INFORMATION
hed il Pioetne CerifcatsNe.

=
=
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ERCA - ALICIA GOOD

The City of Windsor has received an application for Official Plan Amendment 162 and Zoning By-
Law Amendment Z-026-22 to support the future construction of a 16 storey building, a 2 storey
clubhouse, 28 townhomes, and associated parking on the subject lands. The following comments
are provided as a result of our review of this application.

NATURAL HAZARDS AND REGULATORY RESPONSIBILITIES UNDER THE
CONSERVATION AUTHORITIES ACT, O. REG 686/21, PPS

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 Little River and Lake St.
Clair. The property owner will be required to obtain a Permit and/or Clearance 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 objections to the proposed Official Plan Amendment 162 and Zoning By-law
Amendment Z-026-22. Our office may provide further comment regarding Storm Water
Management for this development at the time of application for Site Plan Control. Our office
requests continued circulation for this proposed development.

If you have any questions or require any additional information, please contact the undersigned.
BUILDING DEPARTMENT — BARBARA RUSAN

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 pbuildingdept@citywindsor.ca

HERITAGE PLANNING — KRISTINA TANG
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The property has archaeological potential, though the current proposal shows the same study
area as the P244-0124-2018 Report.

The Ministry’s letter for review and entry into the Ontario Public Register of Archaeological
Reports: Archaeological Assessment Report Entitled, "STAGE 1 ARCHAEOLOGICAL
BACKGROUND STUDY & STAGE 2 ARCHAEOLOGICAL PROPERTY ASSESSMENT
Wyandotte & Florence Development Part of Lot 138, Concession 1 — Geographic Township of
Sandwich East City of Windsor, County of Essex REVISED REPORT", Dated Jul 7, 2020, Filed
with MHSTCI Toronto Office on Jul 10, 2020, MHSTCI Project Information Form Number P244-
0124-2018, MHSTCI File Number 0009005

“The report documents the Stage 1-2 archaeological assessment of the study area as depicted
in Figures sA3, A8 and A9 of the above titled report and recommends the following:

1. Should the Archaeological Potential Zone (APZ) portion of the subject property
conveyed to the City of Windsor ever proposed to be impacted in any way, it is recommended
that limited Stage 3 testing take place within the APZ given that there remains a high likelihood
that the Nicodemo-Dupuis Site continues to the east and to the north of the known site limits.
The Stage 3 testing should involve a series of 1x1m test units in the area of this buffer overlap
to confirm that the Site does not extend into the subject property.

a. If no archaeological resources are found during the Stage 3 testing, the area should
be considered sufficiently assessed and no further assessment for the Nicodemo-Dupuis Site
within the Subject Property will be required.

If archaeological resources are found, the limits of the Nicodemo-Dupuis Site will require
adjustment to include this area and additional fieldwork, including Stage 4 Site Mitigation,
may be required. Stage 4 mitigation may include an avoidance and longterm protection strategy
which would reduce or eliminate additional (Stage 4) fieldwork; this is MHSTCI’s preference
(see Section 4.1 of the 2011 Standards & Guidelines).

2. Recommended Test Unit Placement:

a. The Stage 3 test units should begin between 2.5 and 5m north of the southern property
line (where the hedges will allow) and consist of two rows at a five metre interval (offset at a
2.5 metre interval).

b. Should significant archaeological resources be recovered within these two rows of test
units, additional excavation lines will continue to the north until no significant archaeological
resources are found within the APZ.

3. In additional to the above, Walpole Island First Nation should be engaged regarding
the Stage 3 work plan and any short or long-term avoidance and protection strategy at Stage
3 or Stage 4 given that they have expressed interest in the Site, were engaged in the
fieldwork of the portion of the Site to the south, and a component of this Site dates to the
Woodland period (see MHSTCI Bulletin Engaging Aboriginal Communities in Archaeology
Standard 2).
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4, The remainder of the subject property outside the APZ is clear of archaeological
concern and may proceed to development as no archaeological resources representing
further cultural heritage value or

interest (CHVI) were recovered in this area during the current fieldwork. “

The request for further archaeological assessment may only be waived for the Parkland if the
applicant is agreeable and able to demonstrate through the submitted application that the site
plan and development conditions and agreements for the Archaeological Potential Zone would
remain exactly the same as per reviewed in P244-0124-2018 (ie. The same recommended
Archaeological Potential Zone is to be conveyed to the City as passive Parkland and only subject
to minor maintenance or traditional agricultural practices. The applicant is also required to erect
a non-permeable (no gates) 1.8m (6 ft) fence between the proposed residences and the proposed
parkland as a Condition of the Subdivision agreement. Consent from City of Windsor Parks
Department would be required for these proposed measures).

In addition, the portion of the area not identified as Parkland but identified as Land to be Conveyed
for the development of Florence Avenue overlaps with the APZ (measuring 20.0 m from south
property line). Since it would be impacted by road development, the proponent will be responsible
for conducting the Stage 3 and any further required assessment on that portion, unless the City
is prepared to accept the lands for Florence Avenue and conduct the required Archaeological
assessment on it.

TRANSPORTATION PLANNING — CLARE AMICARELLI

¢ The Official Plan classifies Wyandotte St E as a Class 2 Arterial with a required right-of-
way width of 30.9 metres. The current right-of-way width is not sufficient; however, a land
conveyance is not required at this time.

e A review is currently underway to determine if an Environmental Assessment (EA) is
required for the Florence Avenue extension.

o Per the Official Plan, a sidewalk is required on two sides of a Collector Road. A sidewalk
construction is required on both sides of Florence Ave as per Engineering Right-of-Way’s
comments.

e A corner cut-off of 6.1 metres x 6.1 metres is required on the corner of Wyandotte St E
and Florence Ave since the TIS submitted states that a traffic signal may be introduced in
the future at this intersection.

e All parking must comply with ZBL 8600, otherwise a parking study may be required.
o Bicycle parking must comply with ZBL for the dimensions and number of spaces.
o Total GFA is required in order to determine if loading spaces proposed are
sufficient according to the ZBL.

¢ Transportation Planning has reviewed the Transportation Impact Study titled, “Ganatchio
Gardens Inc. Official Plan and Zoning By-Law Amendments Transportation Impact Study
Southwest Corner of Florence Avenue and Wyandotte Street East Windsor, Ontario”
conducted by Dillon Consulting Ltd. in March 2023. Transportation Planning has the
following comments:
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o Report is satisfactory in its current form

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

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

o Minimum clearance required between the northerly driveway and the nearest cross
road is 20 metres for stop controls at the cross road. Distance shown on site plan
provided shows about 25 metres, which complies with this requirement. However,
the TIS submitted states that it may be necessary to reassess the northerly
driveway location based on the findings of the Florence EA, and that it is
anticipated that a traffic signal may be introduced in the future at this intersection.
The minimum clearance required between the northerly driveway and the nearest
cross road is 55 metres for signals at the cross road. Therefore, for safety
purposes, the northerly driveway must be 55 metres away from the intersection
based on that requirement.

o The throat length shown on the conceptual plan for the southerly driveway access
does not meet the suggested 25 metres as per TAC Guidelines; a comment is
required from the Engineer.

ENVIRONMENTAL SUSTAINABILITY & CLIMATE CHANGE - KARINA RICHTERS

Pursuant to the application for a zoning amendment (Z 026/26) and Official Plan Amendment
OPA 162 for the proposed development on the southwest corner of Wyandotte Street East and
Florence Avenue, please note the following comments:

Energy Conservation, Air Quality and Climate Change:

Energy Efficiency
In order to maximize energy efficiency and conservation as energy strategy is required. The City’s
energy strategy terms of reference are available for review.

The installation of EV chargers is highly encouraged, as electric vehicles continue to penetrate
the personal car and truck market, and supported by federal targets for EV production.

Urban Heat and Access to Green Space

To mitigate the effects of the urban heat caused by the increase in hard surfaces, it is
recommended that landscaping efforts be maximized and include the planting of trees. To
promote tree growth near parking lots, engineered systems (e.g. Silva Cells or equivalent) are
recommended.

Little River Pollution Control Plant

An Environmental Assessment (EA) will be underway shortly for an expansion to the Little River
Pollution Control Plant. As the EA will outline the recommended expansion, it is recommended
that consultation be conducted to minimize the impact on residents from the waste water
treatment plant.
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BIODIVERSITY COORDINATOR - CHRIS HART

JuLy 28, 2023: After reviewing the EER, | have some comments regarding the timing and extent of
the surveys and site visits conducted, and their ability to adequately identify the natural features,
including SAR, of the site, particularly in its current state. While | understand that some time has
passed between the original proposal and now, as | read the report, | am obligated to highlight
certain aspects that could result in the development potentially negatively impacting natural
features within the City.

The development plans were influenced by the MNRF’s 2018 recommendation that by retaining
the outer hedgerows, there would be no contravention of the ESA. This was based off of a 2017
March survey, at which time the site was still being farmed. The EER states the site was last
farmed in 2020, and that the land to the immediate west and south of the site is classified as
parkland/meadow habitat, as well as candidate Significant Wildlife Habitat (under multiple
criteria). The maost recent vegetation survey, conducted on March 10, 2022, had accounts of
several native/meadow species which suggest potential regeneration is occurring on site.
Although only a one-season vegetation survey was required in the Terms of Reference, results
beyond winter could be more representative of the current state of this site.

Similarly, the Terms of Reference indicates that no formal snake surveys were required. The EER
states that “No SAR were observed during the field reconnaissance and SAR surveys”, however
it should be noted that the two site visits were conducted on March 23, 2017 and March 10, 2022,
with temperatures of 1 and 0°C, respectively. These conditions are unsuitable to look for snakes,
and are also unlikely to present recent and representative vegetation cover of the site, i.e.,
potential habitat, during the SAR snake active period. As mentioned above, the surrounding
habitats, including candidate for terrestrial crayfish (associated with SAR snakes), the possible
regeneration of the site, and the MNRF’s recommendation to keep the hedgerows, all suggest
that a different survey protocol would have been more appropriate to assess the impact on SAR.

Without ERCA’s support with the review of these inappropriate EER'’s, it falls on the City to require
further work or consultation before permitting development. To confirm absence of Natural
Heritage features, particularly the species at risk with potential habitat in this area, surveys really
need to be done at the appropriate time of year. At this time, Natural Areas cannot recommend
proceeding with this development until an appropriate EIA is complete.

SEPTEMBER 1, 2023: Although development plans were approved by the Ministry in 2018, site
conditions were not maintained in a similar state as that reviewed. Farming of the site stopped in
2020, and roadside observations from July 2023 suggested that it was allowed to naturalize.
Habitat can regenerate in only a few years, especially when adjacent to existing natural heritage
features. In this case, these adjacent features include SAR habitat, which suggests protected
wildlife could enter the site to make use of any new habitat. As stated in my previous email from
July 28, 2023, and ERCA’s email from August 2022, the site was not surveyed properly to
sufficiently assess for SAR and SAR habitat. As such, the development was not recommended
to prevent possible contravention of the Endangered Species Act and 2.1.7 of the Provincial
Policy Statement (“Development and site alteration shall not be permitted in habitat of endangered
species...”).

Roadside observations from August 24, 2023 showed that the site had been recently mowed, and

on August 26, 2023, it appeared the site had been tilled. This negates our initial request for further
surveys of the site, however the concerns of PPS validity remain.
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SEPTEMBER 5, 2023: It is the proponent's obligation to ensure that their activities do not contravene
any policies and/or legislation, i.e., the Provincial Policy Statement, Endangered Species Act,
Migratory Birds Convention Act and Fish and Wildlife Conservation Act. Despite the concerns
stated in my previous email, there are currently no municipal policies, in the Official Plan or
otherwise, that provide grounds for us to stop this development.

In contrast, the County of Essex Official Plan General Policy 3.4.6. a) viii) states "Removal of a
natural heritage feature for the purpose of lowering the natural environment classification... will
not be sufficient grounds for amending the planning documents to a lower classification and will
invalidate the Environmental Impact Assessment.” The Environmental Evaluation Report for this
development sparked two separate recommendations for appropriate habitat/SAR surveys to be
done on site, but the subsequent mowing and tilling has since removed any potential habitat, and
thus reduced the practicality of those surveys. If the City had a policy similar to that mentioned
above, which is implemented in the rest of the county, then we could likely consider further action.

ENGINEERING - ROB PERISINOTTI

We have reviewed the servicing requirements of the subject lands pertinent to this application,
and offer the following comments:

ROADS AND RIGHTS-OF-WAY:

The section of Wyandotte Street East fronting the subject lands was constructed by the City in
2007 and currently has a right of way width of 24m; no conveyance is required. Florence Avenue,
south of Wyandotte Street East is classified as a class 2 collector road and requires a right of way
width of 22m. We note based on the information circulated that the existing open alley running
parallel to Florence Avenue through the site is needed in order to achieve the required right of
way. Through discussions with Planning and Transportation Planning we understand this alley
will be closed and conveyed to the applicant for these purposes. A 6.1m x 6.1m corner cut off is
required at the southwest corner of the Florence Avenue and Wyandotte Street East intersection.
In accordance with the Official Plan sidewalks will be required on both sides of the Florence
Avenue extension.

SEWERS:

This site is to be serviced by a future 250mm diameter sanitary sewer stub in the Florence Avenue
right-of-way, south of the subject lands. This sub will be constructed as part of a proposed
subdivision development. There are municipal storm sewers within the abutting road ways,
available to service the subject property as follows:

Wyandotte St E
Storm Sewer: 1950mm RCP

Florence Ave
Future Sanitary Sewer: 250mm PVC, south of the subject lands

A sewer servicing study is required to demonstrate there is adequate capacity in the municipal
storm and sanitary sewer networks and the impact based on the proposed development. The City
has completed a re-assessment study for the North Neighbourhood Pond, the findings of which
the applicant will be required to comply with.
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The applicant will be required to submit, prior to the issuance of permits, a stormwater
management plan in accordance with Windsor Essex Region Stormwater Management
Standards Manual, restricting Storm water runoff to pre development levels. This will include at
a minimum:

e Submission of stormwater management review fee,

e Stormwater management report stamped by a professional engineer

e Stamped Site servicing drawings

e Stormwater management check list (see link below)

For more information of SWM requirements, visit: link

https://essexregionconservation.ca/wp-content/uploads/2018/12/\WE-Region-SWM-Standards-
Manual.pdf.

https://www.citywindsor.ca/business/buildersanddevelopers/Documents/Checklist-Rational-
Method.pdf

Cost Sharing/Oversizing:

The applicant is required to provide municipal services to the vacant lots fronting the east side of
the Florence Avenue Extension. A 1ft reserve will be registered across the frontage of these lots
preventing access to the services until such time as the owners have paid their proportionate
share of the cost of the infrastructure constructed.

The applicant will be required to pay servicing fees for the future construction of the sanitary sewer
stub in the Florence Avenue right-of-way, south of the subject lands, in the amount of $129,000.00
(actual amount to be based on final construction cost), plus HST and applicable interest charges.

In summary, we have no objections to this application, subject to the following conditions:

Servicing Study — The applicant shall agree to retain a consulting engineer to review the existing
and proposed sewer system for this development to determine its affect on the municipal sewer
system. The study shall be done to the satisfaction of the City Engineer and the Chief Building
Official. The applicant is required to demonstrate that no negative impacts will be realized by the
existing surrounding community, before the proposed development will be allowed to proceed.

Alley Closing — Prior to the issuance of a Building Permit, the applicant shall apply to the Street
and Alley Closing Committee to close the existing alley adjacent to the subject property.

Corner_Cut Off — The applicant(s) agree, prior to the issuance of a construction permit, to
gratuitously convey a 6.1m x 6.1m corner cut off at the southwest corner of the Wyandotte Street
East and Florence Avenue intersection, in accordance with City of Windsor Standard Drawing
AS-230.

Florence Avenue Construction — The owner agrees to construct pavements, including curbs and
gutters, driveway approaches and the necessary drainage facilities according to City of Windsor
standard specifications, with sidewalks on both sides on the road. The owner further agrees that
one (1) full winter shall elapse following the laying of base asphalt, prior to the laying of surface
asphalt. All work to be to the satisfaction of the City Engineer.
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Servicing Agreement — The owner shall enter into a servicing agreement with the Corporation, to
supply, construct of Florence Avenue through the subject lands at its own expense, in accordance
with the manner, location and design to be approved by the City Engineer. Prior to the issuance
of a construction permit, the owner shall ensure that:
a) The servicing agreement between the owner and the Corporation for servicing
of the surrounding lands, has been signed by all parties, and registered on the
lands, and

b)  Allnecessary bonding and insurance has been approved by the Manager of Risk
Management

Oversizing:

(1) The Owner further agrees to pay to the Corporation, prior to the issuance of a construction
permit, its share of the costs as determined by the City Engineer for previously oversized
services that were constructed to ensure that the subject lands could be serviced.

(2) In the event that the Owner is required to oversize any services in order to service other
vacant lands, it is agreed that any oversizing costs to be paid by the Corporation to the
Owner shall be based on a cost-sharing strategy satisfactory to the City Engineer. Any
cost-sharing strategy agreed to will be subject to the approval of the Corporation’s City
Council.

Little River Pollution Control Plan Expansion Set Back — The applicant(s) agree to comply with
Ministry of the Environment and Climate Change requirements relating to required set backs from
the holding tanks to be constructed in the future when the Little River Pollution Control Plan is
expanded.

If you have any questions or concerns, please contact Robert Perissinotti at 519-255-6257, ext.
6615.

SENIOR URBAN DESIGNER (A) & LANDSCAPE ARCHITECT - STEFAN FEDIUK

Pursuant to the application for a zoning amendment (Z 026-22) to permit Residential and Green
Space on the subject, please also note the following comments:

Zoning Provisions for Parking Setback:

There are no additional zoning requirements from a landscape or urban design perspective.

Parkland Dedication:

Pursuant to the comments by the Heritage Planner and MNRF, the applicant has proposed that
the a 4.4m wide strip along the west property boundary containing much of the natural vegetation
abutting the Little River Corridor, along with a 20.2m wide buffer along the south property
boundary identified as high potential for archeological artifacts, is being dedicate to the City of
Windsor as Parkland, and will remain undisturbed to ensure that natural habitat corridors are
preserved.

Tree & Natural Habitat Preservation:

The applicant has provided an Environmental Evaluation Report (May 2022), Natural Site
Features Inventory & Preservation Study (Aug 2018), Soil characterization Report (July 2021)
and a Phase 1 Environmental Site Assessment (July 2021) for the subject site and proposed
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development. These studies have been coordinated and vetted through MNRF/MECP, ERCA,
and City of Windsor Parks, Natural Areas and Forestry Departments.

Several potential SAR in the area, and confirmed SAR observations in the area.

A portion of an existing natural feature: Forest. Touches the south side of the property. The
applicant is proposing to mitigate potential impacts through Parkland dedication along the south
and west property boundaries. In addition, the SARs biophysical studies indicated that the
presence of SARS, wetlands, and significant species exist primarily on teh adjacent parkland of
Little River Corridor. The former agricultural land where this development is proposed may have
been foraging areas for these species. Mitigating measures as well as parkland dedication are
outlined in Section 9 of the EER as a means to enhance the wildlife and natural character of the
development and the area. The applicant is to provide evidence that these mitigation measures
are being employed throughout the development process.

As identified by the City Forester, the development site is well treed. The Natural Site Features
Inventory & Preservation Study (Aug 2018), cites a Tree Inventory and Preservation Plan (TIPP)
where 114 trees were recorded with 41 trees scheduled for removal in addition to 2 hazardous
trees. The proposed parkland dedication will preserve many of the trees found in hedgerows
along the boundaries of the subject property. The applicant is to consult further with the City
Forester for any further compensation required for the removal of any trees found on the

property.

Urban Design & Climate Change:

The proposed 16-storey multi-residential development at the southwest corner of the subject
lands adjacent to parkland will provide a more manageable development by reducing the
potential for encroachment into parkland that would be experienced with lower density
development.

To further reduce this potential, and to increase the sustainability of the development from a
climate change perspective, it is also recommended that the applicant provide a vegetative
buffer of taller growing trees between the proposed 16-storey residential building and the
property boundaries.

The site development will be subject to a Site Plan Approval process where detailed landscape
comments will be made to ensure that the development maintains a healthy, safe and
environmentally sustainable approach while providing accessible design and resilience from
climate change.
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February 4, 2020

Ministry of Tourism, Culture and Sport
Attention: Shari Prowse - Archaeology Review Officer

As discussed relating to the Ministry of Tourism, Culture and Sport (MTCS) concern to ensure that
the area depicted as the "Archaeological Potential Zone (APZ)" in Figure 9 attached is protected
from any impacts until the Stage 3 archaeological assessment and if required, the Stage 4
mitigation is completed. As per this request by the Ministry's email related to the Wyandotte &
Florence Development:

1) The developer will convey to the City of Windsor Block 35 that contains the "Archaeological
Potential Zone (APZ)";

2) The City of Windsor understands that the block has the potential to contain archaeological
resources associated with the Nicodemo-Dupuis Site (AbHr-19);

3) The City of Windsor will ensure that area marked as the "Archaeological Potential Zone
(APZ)" will remain passive, only subject to minor maintenance (e.g. mowing and seeding) or
traditional agricultural practices; and

4) The City of Windsor will insure that a Stage 3 archaeological assessment and if required,
Stage 4 mitigative excavations will be conducted for this area and the site prior to any
impacts being allowed within this area.

The City of Windsor's Parks, Recreation & Culture and Facilities Department (PRCF), recognizes that
the lands proposed by the developer as Parkland Conveyance may constitute part of an
archeologically significant parcel of land. PRCF is aware that the site may contain archeological
artifacts as described in the Stage 1 Background Archeological Study Supplement conducted by
CRM Lab in August 2018,

PRCF is also aware that the Ontario Ministry of Natural Resources and Forestry (MNRF) has
recommended protection of a portion of land within the subject development and within the 20m
buffer of Block 35, as well as a hedge row and natural drain along the west property boundary of
the development parcel. PRCF is prepared to accept the Parkland Conveyance with no intention of
developing it for purposes other than maintaining it as part of the Natural Area of the Little River
Corridor as per REDISCOVER OUR PARKS (the City of Windsor's Parks and Outdoor Recreation
Master Plan). In addition, PRCF has no intention to install any park amenity that would compromise
the integrity of the archeological and natural significance.

Parks, Recreation, Culture and Facilities o City of Windsor e 2450 McDougall Windsor, ON
Development wg%aﬂgl gtagdir)&q%gmr@&?ﬁEkﬁﬁﬁaanctober 3, 2023
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To accommodate MNRF's requests for protection of the hedgerow, the owner has also agreed to
modify the polygon of Block 35 to include the drain and hedgerow to be conveyed to the City of
Windsor. The City of Windsor through Bylaw 135-2004 is prepared to preserve the hedgerows
within the Conveyed Parkland. To further protect the natural environment of the existing parkland
of Little River Corridor and the Conveyed Parkland, the City of Windsor also requires the developer
to erect a non-permeable (no gates) 1.8m (6ft) fence between the proposed residences and the
proposed parkland as a Condition of the Subdivision Development.

As a final note, Block 35 is also to be redrawn with Block 36 as a Stormwater Retention area, which
is to be managed by the City of Windsor through the Public Works Department. Block 36 will not
be part of the Parkland Conveyance nor will PRCF have any development no operational
responsibility on that parcel of land.

Sincerely,
an Wilson
Corporate Leader

Parks, Recreation & Culture and Facilities
Corporation of the City of Windsor
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APPENDIX F

BY-LAW NUMBER -2023

ABY-LAW TO FURTHER AMEND BY-LAW NUMBER 8600
CITED AS THE "CITY OF WINDSOR ZONING BY-LAW"

Passed the day of , 2023.

WHEREAS it is deemed expedient to further amend By-law Number 8600 of the Council of The
Corporation of the City of Windsor, cited as the "City of Windsor Zoning By-law" passed the 31st day of
March, 1986, as heretofore amended:

THEREFORE the Council of The Corporation of the City of Windsor enacts as follows:
1. By-law Number 8600 is further amended by changing the Zoning District Maps or parts thereof

referred to in Section 1, of the by-law and made part thereof, so that the zoning district symbol of
the lands described in Column 3 shall be changed from that shown in Column 5 to that shown in

Column 6:
1. 2. 3. 4. 5. 6.
Item Zoning Lands Affected Official Plan Zoning New Zoning
Number  District Map Amendment Symbol Symbol
Part Number

1 14 Part of Lot 138, Concession 1, - GD1.4, GD14 &
located at the southwest corner GD15, & HRD2.5
of Wyandotte Street East and HRD2.1
Florence Avenue.

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

“490 SOUTHWEST CORNER OF WYANDOTTE STREET EAST AND
FLORENCE AVENUE

“For the lands comprising Part of Lot 138, Concession 1, the following additional
provisions shall apply

1) Multiple Dwelling with 5 or more dwelling units,

Main building height - maximum 26.0m
Required Parking Space — maximum 1.25 per dwelling unit

2) Building setback - minimum

a) from the nearest building wall to the new east lot line created by the conveyance
of the 4.4 m wide existing perimeter hedgerows 10.0m

b) from the nearest building wall to the new south lot line created by the conveyance
the 20.0 wide Archaeological Potential Zone 10.0m

3) A scenery loft shall be an additional permitted facility on a multiple dwelling with
five or more dwelling units, subject to the following:

(@) The “Exceptions To Maximum Building Height Provisions” shall not apply to
a scenery loft on the subject land;

(b) The Scenery Loft Provisions in section 5.35.5 of by-law 8600 shall not apply,
save and except the requirement for a maximum height of 4.0 metres; and

(c) The scenery loft enclosure(s) shall be designed to preclude views of the east
side of the property.

4) No outdoor sitting/viewing area shall be permitted above 10m height of the multiple
dwelling.

5) Location of a building or structure within 300 metres of the east limit of the planned
expansion of the Little River Sewage Treatment plant, measured from the nearest
wall of the building or structure, is prohibited.

6) An access area or direct vehicular access to Wyandotte Street East is prohibited.
[ZDM 14; ZNG/6730]”
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3. The said by-law is further amended by changing the Zoning District Maps or parts thereof referred
to in Section 1, of said by-law and made part thereof, so that the lands described in Column 3 are
delineated by a broken line and further identified by the zoning symbol shown in Column 5:

1. 2. 3. 4. 5.
Item Zoning Lands Affected Official Plan ~ Zoning Symbol
Number District Amendment
Map Part Number
1 14 Part of Lot 138, Concession 1, located at - S.20(1)H490

the southwest corner of Wyandotte Street
East and Florence Avenue.

4, That the holding (H) symbol BE REMOVED when the applicant/owner submits an application to
remove the holding (H) symbol and the following conditions are satisfied:

(a) The Owner(s) gratuitously convey to the Corporation of the City of Windsor
lands sufficient in width for the creation of a 22.0 m wide road allowance for
the extension of Florence Avenue south of Wyandotte Street East.

DREW DILKENS, MAYOR

CLERK

First Reading - , 2023
Second Reading - , 2023
Third Reading - , 2023
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SCHEDULE 2
1. By-law has the following purpose and effect:

To amend the zoning of the 1.295 hectares land described as Part of Block 1, Plan 12M-428,
designated as PART 2, Plan 12R-29004, located on the east side of Banwell Road, between
McNorton Street and VIA Rail Corridor, so as to permit the construction of a multi-storey, multi-
unit residential building with some commercial space on the subject land.

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

housing options in the area. This amendment has the potential to enhance public transit ridership in
the area as a result of the number of residential units that will be accommodated on the subject land.

2. Key map showing the location of the lands to which By-law applies.
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PART OF ZONING DISTRICT MAPS 14 & 15 N.T.S.

SEHEDULE 2

Applicant: Maple Leaf Homes 0

SUBJECT LANDS SEVERED LANDS (PART 2, 12R-29004)

SUBJECT OF OPA & ZBA DATE : DECEMBER 2022

PLANNING & BUILDING DEPARTMENT FILE NO. : Z-010/22, ZNG/6701
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Item No. 7.2

WINDSDFI CouncilReport: 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 #: /14648 & /14647

To: Mayor and Members of City Council

Recommendation:
THAT the City of Windsor Official Plan Volume Il — 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 Il, 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 | — The Primary
Plan.

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

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 HCDZ2.7; 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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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; 1,860m?2 of Gross Floor Area (GFA) and the
residential care facility will be smaller at 499m?2 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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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 | yip1.2 and
Plan East Riverside 820(1)112 Vacant Vacant
Planning Area

Business Park

(Schedule D - Land

use

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:

“1.1.1b) 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  ofresidential  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 Iland,
resources, infrastructure and public service facilities, and support the use of active
transportation and transit in areas where it exists oris 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.
(S5.20(1)112)

The applicant is requesting that the CDZ2.7 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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REZONING

Applicant: 1027458 Ontario Inc.

SUBJECT LANDS

DATE : JULY, 2023
PLANNING & BUILDING DEPARTMENT FILE NO. : Z-024/23, ZNG/7069

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 setin 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:

| 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

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

JP M

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 | jcoco@cocogroup.com

ON M3K 1G2

Dillon Consulting Limited | 3200 Dezeil Drive, Suite | toneill@dillon.ca

(Theresa O’Niell) 608, Windsor ON N8W 5K8

Councillor Marignani

Appendices:
1 Combined Concept Plan
2 Liaison Comments

3 PIC Engagement Summary
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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:

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

o |f 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

o 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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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 | 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, | would appreciate an update in order to assess
the impact of the change on mail service.

If you have any questions or concerns regarding these conditions, please contact me. |
appreciate the opportunity to comment on this project.

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 13.5cm

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:

o 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

e Existing Use [as per historical Building Permit(s) / Planning Act Application(s)]:
o Vacant property
e Proposed Use:
o Four Multiple Dwelling Buildings with 408 dwelling units, two storey business office,
residential care facility building, and a parking area.

e 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 m? (Required)
= 53,603.36 m? (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

Required Loading Spaces:
= 5 spaces (Required)
= 5 spaces (Provided)

(0]

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.

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 Arevised 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 Il 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 Il 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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SOUTH SITE - RESIDENTIAL DEVELOPMENT DETAILS:

TOTAL PROPOSED UNITS: 408

BUILDING 'A'": 10-STOREY, 120 UNITS
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PROPOSED PARKING RATE: 1.30

LANDSCAPED OPEN SPACE:

(incl. trails): 38.2%

LOT COVERAGE: 12.7%

SOUTH SITE - BUSINESS OFFICE DEVELOPMENT DETAILS:

BANWELL ROAD

£

NORTH 'B' SITE - RESIDENTIAL DEVELOPMENT DETAILS:

GFA: 1860m? TOTAL PROPOSED UNITS: 180
REQUIRED PARKING SPACES: 56 BUILDING 'E": 6-STOREY, 24 UNITS
PROVIDED PARKING SPACES: 60 BUILDING 'F" 6-STOREY, 78 UNITS
N | «"F BUILDING 'G" 6-STOREY, 78 UNITS
SOUTH SITE - RESPITE HOME DEVELOPMENT DETAILS: PROPOSED PARKING SPACES: 270
GFA: 499m? PROPOSED PARKING RATE: 1.50
REQUIRED PARKING SPACES: 12 LANDSCAPED OPEN SPACE:
PROVIDED PARKING SPACES: (incl. trails): 36.4%
LOT COVERAGE: 23.2%

T T T T T

K1 u

o~
e T P e T o

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:
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1027458 ONTARIO INC.
Public Information Centre

Engagement Summary

April 19, 2023

East Riverside, South Neighbourhood, Windsor, Ontario
_Banwell & McHugh Mixed Use Developments

May 2023 — 22-5144
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1.0

.17 The Fublic Informaton Centre

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:

e North ‘A’ Site

0 Two (2), six (6)-storey multiple dwelling buildings;
0 156 units proposed; and,
0 227 parking spaces provided.

e North ‘B’ Site

0 Three (3), six (6)-storey multiple dwelling buildings;
0 180 units proposed; and,
0 270 parking spaces provided.

e South Site

One (1), six (6)- storey multiple dwelling building;
One (1), eight (8)-storey multiple dwelling building;
Two (2), ten-storey multiple dwellings;

408 units proposed;

531 residential parking spaces provided;

One (1), two (2)-storey Office Building;

60 office parking spaces provided;

One (1) Residential Care Facility; and,

O O 0O 0O O 0O o0 oo

12 Residential Care Facility parking spaces provided.

The proposed mixed use developments require the following development applications:

o Official Plan Amendment to the City of Windsor’s Official Plan;
o Official Plan Amendment to the East Riverside Planning Area Secondary Plan; and,
e Zoning By-law Amendment to the City of Windsor Zoning By-law 8600.

1027458 ONTARIO INC. -:;,"'-;"
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1.1

The purpose of the Public Information Centre was to provide additional information to residents on the

proposed developments, provide information about the planning process, and discuss/collect comments

and questions relating to the proposed development.

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

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 19", 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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1.2

e A project specific email address was provided.

Attendance

.17 The Fublic Informaton Centre

There were approximately 150 residents in attendance for the PIC on April 19", 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.

Within 121 Meters

Attendance Within 120 Meters Beyond 500 metres
- 500 Meters y

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

2.

What about the animals that are
back there?

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

The kids will not be able to enjoy
nature;

Green space will be permanently
removed; and,

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. I, 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.

10.

11.

12.

Request for a Vinyl Fence to be
proposed to stop the light and
people from cutting through;
Wood fence will break down in a
few years;

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

Concerns about neighborhood
security;

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

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

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.

14.

Resident concerns over limited
proximity of the buildings that
may affect ‘Site Lines’;

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.

16.

17.

18.

19.

20.

Want the building further away
from the backyards;

Concern over limited sunlight
into backyards in the summer
months;

Shadows from high-rise
buildings are a major concern;
The lack of sunlight due to the
tall buildings in our back yard
will impact the heating and
cooling bills;

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

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.

22.

23.

24.

25.

26.

217.

28.

29.

30.

31.

How is it possible to build these
buildings now because for 20
years one couldn’t?

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

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

Prefer single detached houses or
townhouses;

Prefer a 3 storey building that
would help keep property value;
Prefer 1-storey commercial or
park property.

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

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

The development seems an
oversaturation of the area; and.
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, €)).
Both Banwell Road and McHugh Street are classified as a Class Il
Arterial Roads in the City of Windsor Official Plan (OP) (OP), Vol.
I, 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.

33.

34.

35.

36.

37.

38.

39.

Concerns about traffic problems
already existing in the area and
adding many more cars;
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;

Concerns over driver and
pedestrian’s safety;

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;

Exists onto Banwell is very
dangerous now with limited site
lines due to fencing and bushes.
How will traffic safety be
maintained as the
neighborhoods have a lot of kids
playing on the streets?

What will be the school bus
routes?

Will there be electric vehicle
charging stations?

Transportation & Traffic:
The City is responsible for traffic calming measures. Residents
concerned about dangerous driving conditions 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 Multiple Dwelling (i.e. multi-unit
residential 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 residential units, with an additional
72 parking spaces provided to support the business office and
respite home.
A Traffic Impact Study (TIS) was completed to determine the
transportation related impacts of the proposed development,
including the determination for potential modifications to
infrastructure to accommodate traffic generated by the
proposed development.
Construction Routes are prescribed by the City to ensure there is
no undue negative impacts on the surrounding residential areas.
School bus routes are determined by the local School Boards.
Through additional required Approvals processes (i.e. Site Plan
Control), the inclusion of electric vehicle charging stations to
accommodate future residents with electric vehicles will be
considered.
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40.

41.

42,

43.

44,

45,

How are trucks allowed on these
roads? Delivery vehicles are
parking in front of our houses
which is unacceptable.

Where is the pedestrian
crosswalk at Firgrove and
Banwell?

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

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

Residents suggest a parking
permit be required for people to
park in front of our houses; and,
What will happen with the
construction traffic?

A request for a neighbourhood parking permit system should be
submitted 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 questions / issues about existing residential
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,

48.

49,

50.

51.

General concerns about
Flooding in the residential
homes.

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

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;

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;
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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52.

How is that being addressed?;
and,

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.

56.

57.

58.

59.
60.

61.

General concern that the value
of properties will decrease;
The property value of the
condos will be higher than the
residential houses.

Who will maintain the
properties and the surrounding
areas?

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

Property taxes will go up;

Will these be condos or
apartment for rent?; and,
What income group is coming
here?

Other:

All concerns related the proposed development have been
noted. The purpose of the Public Information Centre was to
obtain feedback to determine the best possible use for the site.
As the development proceeds, consideration will be taken
regarding comments and concerns provided by residents.
There are a number of concerns raised that are not land use
questions:

0 Tenure (ownership vs rental);

0 Taxes/ mill rate;

0 Income level of the existing or future residents; and

0 Property values
are not salient in the discussion around land use.

Project Information Concerns:

62.

63.

The PIC was unsuccessful and a
group discussion is demanded.

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.

A copy of the provided comments has been included in Appendix E.
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3.0

Next Steps

As the project progresses there will be additional opportunities for the surrounding land owners to
provide comments and concerns, which is a statutory requirement under the Planning Act. These
meetings will offer the public, local residents and interested stakeholders the opportunity to review the
project and continue to offer feedback.
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Appendix A
Figure 1.0 — Location Map
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Appendix B

Figure 4.0 — Conceptual Development Plan
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Appendix C

Notice of Resident’s Meeting
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Public Information Centre

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:

o Meet the project team;

e Become informed about the planning process; and

o 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:

e North ‘A’ Site — Two (2), six (6)-storey multiple dwelling
buildings with 156 dwelling units and 227 parking spaces total;
e North ‘B’ Site — Three (3), six (6)-storey multiple dwelling
buildings with 180 dwelling units and 270 parking spaces total;
e 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.

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
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Appendix D

PIC Presentation Boards

1027458 ONTARIO INC. ....ﬁ

Public Information Centre engagement Sumary —
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PUBLIC
INFORMATION
CENTRE

EAST RIVERSIDE
SOUTH NEIGHBOURHOOD
MIXED USE DEVELOPMENTS

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.

The goals of the Public Information Centre are as
follows:

1.Provide information on the planning process and
development approvals process;

2. Provide information on the proposed mixed-use
developments;

3. Provide details on anticipated timelines;

4. Collect comments and feedback from attendees to
help guide the proposed developments as they continue
through the development process.

Collecting Feeback:

1.Comment forms are available for attendees to
complete;

2.Comments may also be emailed to
southneighbourhoodedillon.ca;

3.All comments will be compiled at the end of the
meeting and will be included in a report
summarizing the meeting;

4.All comments will be accepted until May 3, 2023.

southneighbourhood@dillon.ca

Development & Heritage Standing Committee - Tuesday, October 3, 2023
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Welcomel!

Thank you for joining us.
April 19, 2023

6:00pm - 8:00pm

WFCU Reception Hall

Public Information Centre * ST T
for Proposed Mixed-Use

Developments
East Riverside - South Neighbourhood

'Mixed-Use Development |

Development & Heritage Standing Committee - Tuesday, October 3, 2023
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East Riverside — South Neighbourhood — Mixed Use Development
Comment Form

Residents Meeting — April 19, 2023

Please complete this form and return it to Dillon Consulting Limited. Information will be collected in accordance with Ontario’s

Municipal Freedom of Information and Protection of Privacy Act. With the exception of personal information, all comments will
become part of the public record.

Name: Email:
North ‘A’ Site: North ‘B’ Site:
South Site:
Please see reverse of page MM/
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East Riverside — South Neighbourhood — Mixed Use Development

Comment Form
Residents Meeting — April 19, 2023

General Comments and Feedback:
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Dillon Consulting Limited
3200 Deziel Drive, Suite 608
Windsor, ON N8W 5K8

Tel: 519-438-1288 Ext. 1286
Email:

southneighbourhood@dillon.ca

Attention: Theresa O’Neill, Planner

Please deposit this form in the comment box or email comment responses.

All comments will be received until May 3, 2023
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East Riverside — South Neighbourhood — Mixed Use Development
Comment Form

Residents Meeting — April 19, 2023

Please complete this form and return it to Dillon Consulting Limited. Information will be collected in accordance with Ontario’s
Municipal Freedom of Information and Protection of Privacy Act. With the exception of personal information, all comments will
become part of the public record.
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East Riverside — South Neighbourhood — Mixed Use Development
Comment Form

Residents Meeting — April 19, 2023

General Comments and Feedback:
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Email:
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Attention: Theresa O'Neill, Planner

Please deposit this form in the comment box or email comment responses.
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East Riverside — South Neighbourhood — Mixed Use Development
Comment Form

Residents Meeting — April 19, 2023

Please complete this form and return it to Dillon Consulting Limited. Information will be collected in accordance with Ontario’s

Municipal Freedom of Information and Protection of Privacy Act. With the exception of personal information, all comments will
become part of the public record.
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East Riverside — South Neighbourhood — Mixed Use Development

Comment Form
Residents Meeting — April 19, 2023

Please complete this form and return it to Dillon Consulting Limited. Information will be coliected in accordance with Ontario’s

Municipal Freedom of Information and Protection of Privacy Act. With the exception of personal information, all comments will
become part of the public record.
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Residents Meeting — April 19, 2023
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East Riverside — South Neighbourhood — Mixed Use Development

Comment Form
Residents Meeting — April 19, 2023

Please complete this form and return it to Dillon Consulting Limited. Information will be collected in accordance with Ontario’s
Municipal Freedom of Information and Protection of Privacy Act. With the exception of personal information, all comments will

become part of the public record.
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East Riverside — South Neighbourhood — Mixed Use Development
Comment Form

Residents Meeting — April 19, 2023

General Comments and Feedback:
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East Riverside — South Neighbourhood — Mixed Use Development

Comment Form
Residents Meeting — April 19, 2023
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Comment Form

Residents Meeting — April 19, 2023
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