
 CITY OF WINDSOR AGENDA 04/02/2024 

Development & Heritage Standing Committee Meeting 

Date: Tuesday, April 2, 2024 
Time:  4:30 o’clock p.m. 

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

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

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) 

Member Anthony Arbour 

Member Joseph Fratangeli 

Member Daniel Grenier 

Member John Miller 

Member Charles Pidgeon 

Member Robert Polewski 

Member Khassan Saka 

Member William Tape 



ORDER OF BUSINESS 

Item # Item Description  
1. CALL TO ORDER 

 READING OF LAND ACKNOWLEDGMENT 
  

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. 

 

2. DISCLOSURES OF PECUNIARY INTEREST AND THE GENERAL NATURE 
THEREOF 

 

3. REQUEST FOR DEFERRALS, REFERRALS OR WITHDRAWALS 

 

4. COMMUNICATIONS 

 

5. ADOPTION OF THE PLANNING ACT MINUTES 

5.1. Adoption of the Development & Heritage Standing Committee minutes (Planning Act) of 
its meeting held March 4, 2024 (SCM 81/2024) 

 

6. PRESENTATION DELEGATIONS (PLANNING ACT MATTERS) 

 

7. PLANNING ACT MATTERS 

7.1. Zoning By-law Amendment Application for 3842 Woodward Boulevard, Z-030/23 [ZNG-
7151], Ward 9 (S 18/2024) 

 

8. ADOPTION OF THE MINUTES 
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9. PRESENTATIONS AND DELEGATIONS (COMMITTEE ADMINISTRATIVE 
MATTERS) 

 

10. HERITAGE ACT MATTERS 

 

11. ADMINISTRATIVE ITEMS 

11.1. Windsor Sign By-law Billboard Review and Amendments (S 116/2024) 

11.2. Brownfield Redevelopment Community Improvement Plan (CIP) application submitted 
by 1000506202 Ontario Inc. for 1567 Ouellette Avenue (Ward 3) (S 36/2024) 

11.3. Sandwich Town CIP Application, 3573 Peter Street; Owner: Sarin Ty and Soknao Tieng 
(Ward 2) (S 34/2024) 

 

12. COMMITTEE MATTERS 

12.1. Minutes of the Property Standards Committee of its meeting held February 12, 2024 
(SCM 57/2024) 

 

13. QUESTION PERIOD 

 

14. ADJOURNMENT 

 

Development & Heritage Standing Committee 
Agenda – Tuesday, April 2, 2024 

Page 3 of 155



Committee Matters:  SCM 81/2024 

Subject:  Adoption of the Development & Heritage Standing Committee minutes 
(Planning Act) of its meeting held March 4, 2024 

Item No. 5.1
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  CITY OF WINDSOR – MINUTES 
 

 
Development & Heritage Standing Committee Meeting 

(Planning Act Matters) 

Date:  Monday, March 4, 2024 
Time:  4:30 o’clock p.m. 

Members Present: 
 
Councillors 
Ward 4 - Councillor Mark McKenzie  
Ward 7 - Councillor Angelo Marignani  
Ward 9 - Councillor Kieran McKenzie  
Ward 10 - Councillor Jim Morrison (Chairperson) 
 
Councillor Regrets 
Ward 1 - Councillor Fred Francis  
 
Members 
Member Anthony Arbour 
Member Joseph Fratangeli 
Member Daniel Grenier 
Member John Miller 
Member Charles Pidgeon 
Member Robert Polewski 
Member Khassan Saka 
Member William Tape 
 
PARTICIPATING VIA VIDEO CONFERENCE ARE THE FOLLOWING FROM 
ADMINISTRATION: 
 
Sandra Gebauer, Council Assistant  
 
ALSO PARTICIPATING IN COUNCIL CHAMBERS ARE THE FOLLOWING FROM 
ADMINISTRATION: 
 
Jelena Payne, Commissioner, Economic Development 
Shawna Boakes, Executive Director, Operations / Deputy City Engineer 

Development & Heritage Standing Committee 
Agenda – Tuesday, April 2, 2024 

Page 5 of 155



MINUTES 
Development & Heritage Standing Committee 
Monday, March 4, 2024 Page 2 of 6 

 
Greg Atkinson, Deputy City Planner 
Emilie Dunnigan, Deputy Treasurer Financial Planning 
Rob Vani, Deputy Chief Building Official – Inspections  
Patrick Winters, Manager, Development 
Michael Cooke, Manager, Planning Policy / Deputy City Planner 
Aaron Farough, Senior Legal Counsel 
Clare Amicarelli, Transportation Planning Coordinator 
Brian Nagata, Planner II – Development Review 
Adam Szymczak, Planner III – Development 
Kevin Alexander, Planner III – Special Projects 
Kristina Tang, Planner III – Heritage 
Tracy Tang, Planner III – Economic Development 
Laura Strahl, Planner III – Special Projects 
Ashley Porter, Administrative Assistant 
Natasha McMullin, Clerk Steno Senior 
Anna Ciacelli, Deputy City Clerk 
 
Delegations—participating via video conference 
 
Item 7.1 & 7.2 – Tracey Pillon-Abbs, RPP, Principal Planner 
 
Delegations—participating in person 
 
Item 7.2 – Robert Smith, ward 2 resident 
Item 10.1 – Cameron Adamson, Windsor Masonic Temple 
Item 11.1 – Jay Shanmugam, M.Eng., P.Eng., Chief Development and Regeneration Officer, 
Windsor Essex Community Housing Corporation (CHC) 
 
1. CALL TO ORDER 
The Chairperson calls the meeting of the Development & Heritage Standing Committee to order at 
4:30 o’clock pm. 
 
 
2. DISCLOURES OF PECUNIARY INTEREST AND THE GENERAL NATURE 
THEREOF 
None 
 
 
3. REQUEST FOR DEFERRALS, REFERRALS OR WITHDRAWALS 
None 
 
 
4. COMMUNICATIONS 
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None 
 
 
5. ADOPTION OF THE PLANNING ACT MINUTES 
5.1 Minutes of the Development & Heritage Standing Committee (Planning Act 
Matters) minutes held February 5, 2024. 
Moved by: Councillor Angelo Marignani 
Seconded by: Councillor Mark McKenzie 
 
THAT the Planning Act minutes of the Development & Heritage Standing Committee meeting held 
February 5, 2024 BE ADOPTED as presented. 
Carried. 

Report Number: SCM 51/2024 
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6. PRESENTATION & DELEGATIONS (PLANNING ACT MATTERS) 
 
See items 7.1 and 7.2 
 
7. PLANNING ACT MATTERS 
7.1.  Zoning By-law Amendment Application for 3445 Church Street, Z-002/24 
[ZNG-7165], Ward 1 
 
Brian Nagata (author), Planner II – Development Review – presents application.  

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

Councillor Marignani asks what the main concern during the open house. Mrs. Pillon-Abbs states 
that the public wanted a better understanding of the proposal and had various questions like; 
yard setback, garage relief, short term rentals and the public wanted to review the floor plans.  

Councillor Marignani asks for confirmation that the increase of maximum garage width is .8 
meters. Mr. Nagata confirms that the increase of .8 metres is correct.  

Councillor Kieran McKenzie asks for clarification on the number of lots. Mr. Nagata answers that 
it is 1 parcel of land consisting of 2 underlying lots on a plan of subdivision, registered in 1928. 
Mr. Nagata adds the underlying still exist and can be transferred without having to obtain a 
Consent from the Committee of Adjustment. Councillor Kieran MacKenzie asks if the whole 
parcel is proposed to be zoned RD1.2. Mr. Nagata confirms that the RD1.2 zoning is correct  

Councillor Marignani asks if the parcel is on a rural cross section. Mr. Winters answers that there 
are no curb and gutters on the street but there are sewers. Councillor Marignani asks if there are 
any plans to do a Local Improvement on this section of the road. Mr. Winters answers that there 
are no plans currently as they are prioritizing areas that lack sanitary sewers.  

Councillor Morrison asks if the applicants are going to close the alley. Mr. Nagata answer that the 
alley is already closed.  

 
Moved by: Councillor Kieran McKenzie 
Seconded by: Councillor Mark McKenzie 
 
Decision Number:  DHSC 591 

I. THAT Zoning By-law 8600 BE AMENDED by changing the zoning for the lands located on 
the west side of Church Street between Liberty Street and Beals Street West, described as 
Lots 153 & 154 and Part of Closed Alley, Plan 1305 [PIN No. 01304-0854 LT], from 
Residential District 1.4 (RD1.4) to Residential District 1.2 (RD1.2), subject to additional 
regulations: 
 

Development & Heritage Standing Committee 
Agenda – Tuesday, April 2, 2024 

Page 8 of 155



MINUTES 
Development & Heritage Standing Committee 
Monday, March 4, 2024 Page 5 of 6 

 
498.  WEST SIDE OF CHURCH STREET BETWEEN LIBERTY STREET AND BEALS 

STREET WEST 
 
For the lands comprising of Lots 153 & 154 and Part of Closed Alley, Plan 1305, PIN No. 
01304-0854 LT, the following shall apply: 
 
1. Notwithstanding Section 5.11.5, for a single unit dwelling, the maximum 

width of a carport or garage forming part of the main building shall not 
exceed 68.0% of the maximum permitted width of the main building on the 
lot.  

 [ZDM 8; ZNG/7165]  
Carried. 
 

Report Number: S 17/2024 
Clerk’s File: Z/14730 

 
7.2.  Rezoning – Sital Garha – 1350 Pelletier Street - Z-031/23 ZNG/7158 –  
Ward 2 
 
Adam Szymczak (author), Planner III – Development – presents application.  

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

Robert Smith (resident) - 1500 Pelletier St.  - has concerns with parking and maintenance of 
sidewalks and grass not being done.    

Member Arbour asks if the land is suitable to build on. Mr. Szymczak answers that no concerns 
regarding that matter were brought up during the liaison or consultation stage. Mr. Szymczak adds 
that a Record of Site Condition can be requested during the Site Plan Control stage. 

Councillor Marignani asks Mr. Smith if parking is his main concern. Mr. Smith answers that parking 
is his primary concern 

Councillor Marignani asks Administration if the restaurant will be remaining. Mr. Szymczak answers 
that the building will remain and there are no changes to the existing uses.  

Councillor Kierran Mackenzie asks if there will be a curb cut and asks for confirmation on width of 
the driveway. Mr. Szymczak answers that there will be a curb cut and the driveway will be 
approximately 10 feet.  

Councillor Kieran Mackenzie asks about noise concerns given the proximity to the railway. Mr. 
Szymczak answers that the applicant provided a Noise Study and the only measures that were 
necessary was a warning clause.  

Councillor Mark Mackenzie asks if the area residents could be contacted to discuss permit parking. 
Mrs. Boakes answers that the residents can to call 311 and put in the request for permit parking.   
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Moved by: Councillor Angelo Marignani 
Seconded by: Councillor Mark McKenzie 
 
Decision Number:  DHSC 592 
THAT Zoning By-law 8600 BE AMENDED by changing the zoning of the westerly half of Part Lot 
72, Concession 1 Sandwich West (PIN: 01206-0266; Roll No: 040-430-04150), situated on the 
north side of Pelletier Street, east of McKay Avenue, and known municipally as 1350 Pelletier 
Street, further identified as Parts 2 and 4 on the draft reference plan attached as Appendix A to 
Report S 14/2024, from Manufacturing District 2.13 (MD2.13) to Residential District 2.2 (RD2.2).  
Carried.  

Report Number: S 14/2024 
Clerk’s File: Z/14721 

 
 
8. ADJOURNMENT 
 
There being no further business, the meeting of the Development & Heritage Standing Committee 
is adjourned at 5:09 o’clock. 
 
 
 
 
 

Ward 10 – Councillor Jim Morrison 
(Chairperson) 

 Deputy City Clerk / Supervisor of 
Council Services 
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Council Report:  S 18/2024 

Subject:  Zoning By-law Amendment Application for 3842 Woodward 
Boulevard, Z-030/23 [ZNG-7151], Ward 9 

Reference: 
Date to Council: April 2, 2024 
Author: Brian Nagata, MCIP, RPP 
Planner II - Development Review 
(519) 255-6543 ext. 6181

Planning & Building Services 
Report Date: February 8, 2024 
Clerk’s File #: Z/14699 

To:  Mayor and Members of City Council 

Recommendation: 
I. THAT Zoning By-law 8600 BE AMENDED for the lands located on the east side

of Woodward Boulevard, between Ledyard Avenue and Moxlay Avenue,
described as Part of Lot 19 as in R1119645 and Closed Alley, Plan 1045 as in
R1162410, by adding a site specific provision to permit a Semi-Detached
Dwelling as an additional permitted main use, subject to additional regulations:

495. EAST SIDE OF WOODWARD BOULEVARD BETWEEN LEDYARD
AVENUE AND MOXLAY AVENUE

For the lands comprising of Part of Lot 19 & Closed Alley, Plan 1045, PIN No. 
01349-0395 LT, a Semi-Detached Dwelling shall be an additional permitted main 
use subject to the following additional provisions: 

1. The Semi-Detached Dwelling provisions of Section 10.1.5 shall apply;
and

2. Section 5.99.80.1.1.b) shall not apply.

[ZDM 12; ZNG/7151]

Executive Summary: 

N/A 

Item No. 7.1
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Background: 

Application Information: 

Location:   3842 Woodward Boulevard 

(Part of Lot 19 Plan 1045 as R1119645 & Closed Alley Plan 
1045 as in R1162410; Roll No. 070-260-22900; PIN No. 
01349-0395 LT) 

Ward:    9 

Planning District:  Devonshire 

Zoning District Map: 12 

Owner:   Klean Konzept Inc. 

Applicant:       Homes by Artisan (Mamum Chowdury) 

Authorized Agent:      Pillon Abbs Inc. (Tracey Pillon-Abbs) 

Proposal: 

The applicant is requesting an amendment to Zoning By-law 8600 to change the zoning 
for the lands located on the east side of Woodward Boulevard between Ledyard Avenue 
and Moxlay Avenue, known municipally as 3842 Woodward Boulevard (the subject 
property), from Residential District 1.1 (RD1.1) to Residential District 2.1 (RD2.1) to 
allow for the construction of two (2) semi-detached dwellings. 

The applicant has acknowledged that a Consent must be obtained from the Committee 
of Adjustment to sever the subject property into two (2) lots for compliance with the 
RD2.1 zoning. The RD2.1 zoning only permits one (1) semi-detached dwelling per lot. 

Submitted Information: Conceptual Site Plan (See Appendix A), Deed, Planning 
Rationale Report (See Appendix G), Topographic Survey, and Zoning By-law 
Amendment Application Form. 

Site Information: 

Official Plan Zoning Current Use Previous Use 

Residential 
Residential 
District 1.1 
(RD1.1) 

Single Unit 
Dwelling Agricultural 

Lot Width Lot Depth Lot Area Lot Shape 

30.5 m 47.8 m 1,457.8 m2 Rectangular 
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All measurements are based on Verhaegen Land Surveyors’ Topographic Survey, 
dated March 20, 2023. 

The subject property contains a one (1) storey single unit dwelling, constructed in 1956. 
The remainder of the subject property is maintained as landscaped open space that 
includes a 2.3-metre-wide utility easement running along the rear lot line. The subject 
property was used for agricultural purposes prior to its residential use. The applicant 
has confirmed that the existing single unit dwelling is to be demolished. 
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Neighbourhood Characteristics: 

The subject property is located on the eastern side of the Devonshire neighbourhood. 
The Devonshire neighbourhood constitutes the area north of Division Road, east of the 
Canadian Pacific Railway rail corridor, south of E. C. Row Expressway and west of the 
Canadian National Railway rail corridor.  

Surrounding Land Uses: 

North: 

 Calderwood Park 
 Low density residential 
 Shinglecreek Park 
 Walker Homesite bike trail 

East: 

 Commercial (business office, retail and service oriented)  
 Light industrial 
 Low density residential 
 Windsor International Airport 

South: 

 Low density residential 
 Walker Commons commercial centre 

West: 

 Devonwood Conservation Area 
 Low density residential 

Municipal Infrastructure: 

 Roadside ditch, sanitary sewer, and watermain are located within the Woodward 
Boulevard right-of-way. 

 Woodward Boulevard is classified as a local road, which has a two-lane cross 
section with no curbs and gutters, sidewalks or streetlights. 

Discussion: 

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

The following policies of PPS 2020 are considered relevant in discussing provincial 
interests related to this amendment: 

1.0 Building Strong Healthy Communities 
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Policy 1.1.1 states: 

 Healthy, liveable and safe communities are sustained by: 

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

 Refer to the response provided to PPS Policy 1.1.1 e) herein. 

o 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), ...... to meet long-term needs.  

 This amendment will allow a semi-detached dwelling use on the 
subject property, further diversifying the range and mix of 
residential types available in the Devonshire neighbourhood. 

o c) avoiding development and land use patterns which may cause 
environmental or public health and safety concerns.  

 This amendment will not cause any environmental or public health 
and safety concerns. 

o 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.  

 This amendment will allow for the redevelopment of the subject 
property through intensification, optimizing existing municipal 
infrastructure and public service facilities, and avoiding 
unnecessary land consumption. 

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

 The interior layout and exterior site design for a semi-detached 
dwelling is exempt from having to comply with the Barrier-Free 
Design requirements of the Ontario Building Code. 

 The Accessibility for Ontarians with Disabilities Act does not apply 
to semi-detached dwellings. 

 
 
 
 

Development & Heritage Standing Committee 
Agenda – Tuesday, April 2, 2024 

Page 18 of 155



 Page 9 of 20 

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

 The subject property is serviced by the 150-millimetre watermain, 
250-millimetre asbestos concrete sanitary sewer, and roadside 
ditch within the Woodward Boulevard right-of-way. 

 EnWin Utilities Ltd., through their comments, has advised 
that the existing water service may need to be upgraded to 
accommodate the proposed development. 

o The water service will be reviewed and approved at 
the Building Permit stage of the development process.  

 The subject property is serviced by overhead hydro lines running 
parallel to the rear property line. 

 The subject property has direct access to a public highway in the 
form of Woodward Boulevard. 

 Roseland Public School and Vincent Massey Secondary School are 
located within 2.0 kilometres and 5.4 kilometres of the subject 
property, respectively. 

 St. Christopher Catholic Elementary School and Holy Names High 
School are located within 2.8 kilometres and 6.3 kilometres of the 
subject property, respectively. 

 Optimist Community Centre/W.F. Chisholm Public Library are 
located within 5.3 kilometres of the subject property. 

Policy 1.1.3.1 states: 

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

o The subject property is located within a settlement area. 

Policy 1.6.9.1 states: 

 Planning for land uses in the vicinity of airports, rail facilities and marine facilities 
shall be undertaken so that: 

o a) their long-term operation and economic role is protected; and 

 Refer to response to Official Plan policy 7.2.10.2 herein.  

o b) airports, rail facilities and marine facilities and sensitive land uses are 
appropriately designed, buffered and/or separated from each other, in 
accordance with policy 1.2.6. 

 Refer to response to Official Plan policy 7.2.10.2 herein.  
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One or more of the aforesaid responses to PPS Policy 1.1.1 also speak to the following 
relevant PPS Policies:  

 1.1.3.2 - Land use patterns within settlement areas shall be based on densities 
and a mix of land uses which:  

o a) efficiently use land and resources;  
o 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; 

 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:  

o b) permitting and facilitating: 

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

o 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; 

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

 1.7.1 Long-term economic prosperity should be supported by:  

o b) encouraging residential uses to respond to dynamic market-based 
needs and provide necessary housing supply and range of housing 
options for a diverse workforce; 

The applicant’s Planning Rationale Report (PRR), dated November 16, 2023, 
demonstrates that the requested amendment to Zoning By-law 8600 is consistent with 
the relevant policies of PPS 2020.  The Planning Department agrees with the 
conclusions of the PRR regarding consistency with the PPS 2020.  

Official Plan  

Relevant excerpts from Volume I of the Official Plan are attached as Appendix C. The 
following policies from these excerpts are considered relevant in discussing this 
amendment’s conformity with the Official Plan. 
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The subject property is located within the Devonshire Planning District on Schedule A - 
Planning Districts & Policy Areas, within an Airport Operating Area with a Noise 
Exposure Forecast above 25 on Schedule C - Development Constraint Areas, and 
within a Residential land use designation on Schedule D - Land Use Plan to the City of 
Windsor Official Plan. 

Volume I  

Chapter 3 - Development Strategy 

This amendment complies with the following applicable key policy direction for 
managing growth consistent with the Vision of the City of Windsor Community Strategic 
Plan. 

3.2 - Growth Concept 

3.2.1 - Safe, Caring and Diverse Communities 

Encouraging a range of housing types will ensure that people have an opportuni ty to 
live in their neighbourhoods as they pass through the various stages of their lives. 
Residents will have a voice in how this new housing fits within their neighbourhood. As 
the city grows, more housing opportunities will mean less sprawl onto agricul tural and 
natural lands (Policy 3.2.1.2). 

 Refer to the response provided to PPS Policy 1.1.1 b) herein. 

3.3 - Urban Structure Plan 

This amendment complies with the following applicable key policy direction for 
managing the structural elements within the municipality.  

3.3.3 - Neighbourhoods 

..... The three dominant types of dwellings in Windsor’s neighbourhoods are single 
detached, semi-detached and townhouses. The density range for Windsor’s 
neighbourhoods is between 20 to 35 units per net hectare. This density range provides 
for low and some medium-density intensification to occur in existing neighbourhoods. 
...... 

 This amendment will achieve a density of 27.4 units per hectare. * 

*This figure does not include Additional Dwelling Units (ADU), permitted as of 
right under any zoning district that permits a single unit dwelling, duplex dwelling, 
semi-detached dwelling or townhome dwelling. 

Chapter 6 - Land Use: 

6.1 Goals 

This amendment complies with the following applicable land use goal: 
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 Housing suited to the needs of Windsor residents (Goal 6.1.3). 

6.3 Residential 

6.3.1 Objectives 

The amendment complies with the following applicable Residential land use objective: 

 To support a complementary range of housing forms and tenures in all 
neighbourhoods (Objective 6.3.1.1). 

6.3.2 Policies 

Permitted Uses 

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

 A semi-detached dwelling is classified as a Low Profile dwelling. 

Locational Criteria 

New residential development and intensification shall be located where: (Policy 6.3.2.4) 

 (a) There is access to a collector or arterial road; 

o The subject property is located within approximately 500.0 metres of 
Walker Road, a Class II Arterial Road, and approximately 700.0 metres of 
Calderwood Avenue, a Class II Collector Road. 

 (b) Full municipal physical services can be provided; 

o Refer to the response provided to PPS Policy 1.1.1 g) herein. 

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

o Refer to the responses provided to PPS Policy 1.1.1 g) and the 
Surrounding Land Uses section herein. 

 (d) Public transportation service can be provided. 

o The subject property is located within approximately 500.0 metres of 
transit stops for the Walkerville 8 Northbound and Southbound transit 
routes. 

It should be noted that the subject property is outside of what is considered walking 
distance to the nearest transit stops. A distance of 400.0 metres is often used as an 
acceptable walking distance to a transit stop. This is reflected within Transit Windsor’s 
2019 Transit Master Plan and the City of Windsor’s Active Transportation Master Plan. 
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Evaluation Criteria 

Policy 6.3.2.5 states: 

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

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

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

 The subject property is located within an Airport Operating 
Area with a Noise Exposure Forecast above 25 and less 
than 30. 

o New residential developments located within an 
Airport Operating Area with a Noise Exposure 
Forecast below 30 are not required to complete a 
Noise Study. 

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

 This amendment will allow for a development that is compatible 
with the established built environment found within the block and 
surrounding neighbourhood. 

 The provisions for a semi-detached dwelling under the 
RD2.1 zoning are identical to the provisions for a semi-
detached and single unit dwelling under the RD1.1 zoning, 
save and except for the minimum side yard width for a single 
unit dwelling which is 1.50 metres. 

o It should be further noted that the Planning 
Department, through Housekeeping Amendment 
Application Z-002/21 [ZNG/6277] to Zoning By-law 
8600, is recommending that the minimum side yard 
width provision for a single unit dwelling under all 
Residential District 1 and Residential District 2 zones 
be 1.20 metres [save and except the Residential 
District 1.5 (RD1.5) zone, which is specific to the Little 
River Acres (Villages of Riverside) subdivision].  
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 The supporting report states that “This will 
ensure consistency and fairness between the 
various zoning districts, allows more flexibility 
in the design of a dwelling, and allows for more 
efficient use of land.”  

 The Development & Heritage Standing 
Committee endorsed the Planning 
Department’s recommendation at their 
February 5, 2024 meeting. 

 Council approved the Housekeeping 
Amendment Application at its February 26, 
2024 meeting. 

 Council will hear the amending by-law at a 
future meeting. 

o The applicant is not requesting any relief from the 
aforesaid provisions or any other provisions to Zoning 
By-law 8600. 

o (d) provided with adequate off street parking; 

 The proposed development will accommodate the required number 
of parking spaces onsite. 

 Transportation Planning, through their comments, confirmed that a 
parking study is not required so long as the required number of 
parking spaces are being provided onsite.  

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

 Refer to the response provided to PPS Policy 1.1.1 g) herein for 
details on the municipal physical services available to the subject 
property. 

 The subject property is served by Essex-Windsor EMS, Windsor 
Fire & Rescue Services (Fire Hall No. 6) and Windsor Police 
Service. 

Chapter 7 - Infrastructure: 

7.2 Transportation System 

7.2.10 Air Transportation Policies 

Council shall protect the Windsor Airport from incompatible development. Accordingly, 
all proponents of development within the Airport Operating Area designated on 
Schedule ‘C’: Development Constraint Areas shall be subject to the following: (Policy 
7.2.10.2) 

 (d) Land uses which may cause a potential aviation safety hazard are 
discouraged; 

Development & Heritage Standing Committee 
Agenda – Tuesday, April 2, 2024 

Page 24 of 155



 Page 15 of 20 

o Windsor International Airport, through their comments, confirmed that they 
have no objections or concerns with the proposed amendment. 

Chapter 11 - Tools: 

Land use compatibility throughout Windsor is an implementation goal to be achieved 
when administering a planning tool under this Chapter. Compatibility between land uses 
is also an objective of the Zoning By-law Amendment planning tool (Policy 11.6.1.2). 

 Land use compatibility was considered as part of the evaluation of the applicable 
Official Plan and PPS policies referenced herein. 

Policy 11.6.3.3 states: 

 When considering applications for Zoning By-law amendments, Council shall 
consider the policies of this Plan and will, without limiting the generality of the 
foregoing, consider such matters as the following: 

o (a) The relevant evaluation criteria contained in the Land Use Chapter of 
this Plan, Volume II: Secondary Plans & Special Policy Areas and other 
relevant standards and guidelines; 

o (b) Relevant support studies; 
o (c) The comments and recommendations from municipal staff and 

circularized agencies; 
o (d) Relevant provincial legislation, policies and appropriate guidelines; and 
o (e) The ramifications of the decision on the use of adjacent or similar 

lands. 

 This amendment is not anticipated to have any ramifications on the 
use of adjacent or similar lands. 

The aforesaid matters were considered as part of the evaluation of the applicable 
Official Plan and PPS policies referenced herein. 

The applicant’s PRR demonstrates that the requested amendment to Zoning By-law 
8600 conforms with the policies of the Official Plan.  The Planning Department agrees 
with the conclusions of the PRR regarding conformity with the Official Plan. 

Zoning By-Law 

Relevant excerpts from Zoning By-law 8600 are attached as Appendix D. 

The subject property is within a RD1.1 zone of Zoning By-law 8600, which does not 
permit a semi-detached dwelling use.  

The applicant is requesting an amendment to Zoning By-law 8600 to change the zoning 
to an RD2.1 zone to allow a semi-detached dwelling. 
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The applicant’s request has been considered and is supported in part within this report. 
The Planning Department supports the amendment to allow a semi-detached dwelling 
use, however does not support changing the zoning district for the following reasons.   

 The RD2.1 zoning permits a single unit dwelling on a significantly smaller lot than 
that permitted under the RD1.1 zoning. 

o The minimum lot area (270.0 m2) and lot width (9.0 metres) provisions for 
a single unit dwelling under the RD2.1 zoning are not consistent with the 
existing lots within the 3800 block of Woodward Boulevard.  

 Lot widths within the block range from approximately 15.2 metres to 
30.5 metres. 

 Lot areas within the block range from approximately 570.0 m2 to 
1,450.0 m2. 

o This could potentially result in the subject property being developed with 
three (3) single unit dwellings with lot areas and lot widths that are not 
consistent to those existing within the block.  

 The provisions for a semi-detached dwelling under the RD2.1 zoning are 
identical to those under the RD1.1 zoning. 

Section 35.1 of the Planning Act (i.e. Restriction 
for residential units) does not allow a zoning by-
law to restrict the establishment of three (3) 
dwelling units on a parcel of urban residential 
land (lot) where a single unit dwelling, semi-
detached dwelling, or townhome dwelling is a 
permitted use. 

Section 5.99.80.1.1.b) of Zoning By-law 8600 
(i.e. ADU Provisions) states that: “For the 
purposes of this provision each semi-detached 
dwelling unit or townhome dwelling unit is 
considered to be located on its own parcel of 
urban residential land if it conforms with the 
provisions of the applicable zoning district and 
can be subdivided.”  

Generally, this means that a semi-detached 
dwelling unit or townhome dwelling unit is 
considered to be on its own parcel of urban 
residential land if the lot can be subdivided without a minor variance. This is beneficial 
where all units within a dwelling are in common ownership. For a semi-detached 
dwelling this would permit two (2) ADU’s within each dwelling unit resulting in a 
maximum of six (6) dwelling units on a single lot, as illustrated in Figure 1.  

In the scenario where this criterion cannot be met, the ADU Provisions allow a semi-
detached dwelling to have a maximum of one (1) ADU. This equates to a maximum of 

Semi-Detached Lot that 
can be subdivided 

(maximum of 6 units) 
 

 

Minimum 15 
m 

Maximum 
of three (3) 

dwelling 
units 

Maximum 
of three (3) 

dwelling 
units 

Figure 1 
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three (3) dwelling units on a single lot, as illustrated in Figure 2. This is the same 
number of dwelling units allowed for a single unit dwelling under the ADU Provisions.  

The difference in density between the two scenarios as it pertains to the proposed 
development is illustrated in Table 1 below. 

Table 1 - Density Comparison 
Scenario Max. No. 

Dwelling Units 
Density 

Semi-detached dwelling on a single lot that can 
be subdivided without a minor variance 
(maximum of 6 dwelling units per single lot) 

12 82.4 units per 
hectare 

Semi-detached dwelling on a single lot that 
cannot be subdivided without a minor variance, 
or a single unit dwelling                      
(maximum of 3 dwelling units per single lot) 

6 41.2 units per 
hectare 

While the applicant is proposing a total of 4 
units (i.e. 27.5 units per hectare), the 
Planning Department has concerns with the 
potential maximum density that can be 
achieved with this development as a result of 
the combination of: 

 Section 35.1 of the Planning Act 
allowance of three (3) dwelling units 
on each parcel of urban residential 
land; 

 Zoning Bylaw 8600 ADU Provisions 
recognizing each semi-detached 
dwelling unit as its own parcel of 
urban residential land (if can be 
subdivided without a minor variance); 
and 

 Zoning Bylaw 8600 ADU Provisions 
allowing up to two (2) ADU’s for each 
semi-detached dwelling unit on its own 
parcel of urban residential land. 

Should Council adopt the Planning Department’s recommendation to remove the 
applicability of Section 5.99.80.1.1.b) from the subject property, the result would limit 
each semi-detached dwelling to a maximum of three (3) dwelling units for an overall 
total maximum of six (6) dwelling units. 

Should the current or future owner(s) wish to establish further ADUs a Consent granted 
by the Committee of Adjustment or a by-law passed by Council granting an Exemption 
from Part Lot Control must be approved, which would establish each semi-detached 
dwelling on a separate parcel.   

Semi-Detached Lot that 
cannot be subdivided 
(maximum of 3 units) 

 

 

Minimum 15 m 

Maximum of 
two (2) 
dwelling 

units 

Maximum of 
one (1) 

dwelling unit 

Figure 2 
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No other zoning deficiencies have been identified or supported. 

A draft amending by-law is attached as Appendix G. Subsection 24 (1) of the Planning 
Act, R.S.O. 1990, c. P.13., prohibits a by-law from being passed that does not conform 
with the Official Plan. As discussed through the Official Plan section herein, the 
proposed amendment conforms to the applicable policies of the Official Plan.  

Risk Analysis: 

N/A 

Climate Change Risks 

Climate Change Mitigation: 

Residential intensification minimizes the impact on the community greenhouse gas 
emissions. Development within existing communities and neighbourhoods while using 
currently available infrastructure such as sewers, sidewalks, and public transit helps to 
mitigate development impact. 

Climate Change Adaptation: 

The proposed construction of a new dwelling provides an opportunity to increase 
resiliency for the development and surrounding area. 

Financial Matters:  

N/A 

Consultations:  
Comments received from City Departments, external agencies and members of the 
public on this application were taken into consideration when preparing this report. A 
record of the comments is included as Appendix E herein. 

There are no objections to the proposed amendment. 

The applicant hosted an electronic public open house on August 22, 2023, via Zoom. 
Notice of the open house was issued to owners of properties within 120.0 metres of the 
subject property. The open house was attended by eight (8) people. Comments from 
were also received by phone and email as well. 

Section 3.2 of the PRR summarizes the comments and questions, and includes 
corresponding responses. Comments received were taken into consideration when 
preparing this report. 

Public Notice: Statutory notice was advertised in the Windsor Star, a local daily 
newspaper. A courtesy notice was mailed to property owners and residents within 120 
metres of the subject parcel. 
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Conclusion:  

The Planning Act requires that a decision of Council in respect of the exercise of any 
authority that affects a planning matter, “shall be consistent with” Provincial Policy 
Statement 2020. The recommended zoning amendment has been evaluated for 
consistency with the Provincial Policy Statement 2020 and conformity with the policies 
of the City of Windsor Official Plan. 

The recommended zoning by-law amendment is consistent with the PPS, conforms with 
the policy direction of the City of Windsor Official Plan, is compatible with existing and 
permitted uses in the surrounding neighbourhood and constitutes good planning. 

Planning Act Matters:   

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

Greg Atkinson, MCIP, RPP Thom Hunt, MCIP, RPP 
Manager of Development  City Planner 

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

Approvals: 
Name Title 

Greg Atkinson Manager of Development/Deputy City Planner 

Thom Hunt City Planner / Executive Director, Planning & 
Development Services 

Aaron Farough Senior Legal Counsel, Legal Services & Real Estate 
Wira Vendrasco       Deputy City Solicitor, Legal Services & Real Estate 
Jelena Payne Commissioner, Economic Development & 

Innovation 

Joe Mancina Chief Administration Officer 

Notifications: 
Name Address Email 

Abutting property owners, tenants/occupants within 120-meter (400 feet) radius of the 
subject property 

Appendices: 
1 Appendix A - Conceptual Plan 
2 Appendix B - Site Images 
3 Appendix C - Excerpts from Official Plan Volume I 
4 Appendix D - Excerpts from Zoning By-law 8600 
5 Appendix E - Consultations 
6 Appendix F - Draft Amending By-law (Site Specific Provision) 
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7 Appendix G - Planning Rationale Report 
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APPENDIX “A” 
Conceptual Plan 
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APPENDIX “B” 
Site Photos 

 

 
Figure 1 - Looking northeast towards 3842 Woodward Blvd (Google Street View - November 2023) 

 

Figure 2 - Looking southeast towards 3842 Woodward Blvd (Google Street View - November 2023) 
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NEIGHBOURHOOD 
HOUSING VARIETY

3.2.1.2

NEIGHBOURHOOD 
HOUSING VARIETY

Development Strategy

Safe, Caring and Diverse Community

3.3.3 Neighbourhoods

Neighbourhoods are the most basic component of Windsor's 
urban structure and occupy the greatest proportion of the City. 
Neighbourhoods are stable, low-to-medium-density residential 
areas and are comprised of local streets, parks, open spaces, 
schools, minor institutions and neighbourhood and 
convenience scale retail services.

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

APPENDIX “C”
Excerpts from Official Plan Volume I

Encouraging a range of housing types will ensure that people 
have an opportunity to live in their neighbourhoods as they 
pass through the various stages of their lives. Residents will 
have a voice in how this new housing fits within their 
neighbourhood. As the city grows, more housing opportunities 
will mean less sprawl onto agricultural and natural lands.

3.

3.2.1

3.2 Growth Concept

3.2 Urban Structure Plan
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NEIGHBOURHOODS 6.1.1

ENVIRONMENTALLY 
SUSTAINABLE 

6.1.2

RESIDENTIAL 6.1.3

EMPLOYMENT 6.1.4

COMMERCIAL 6.1.5

INSTITUTIONAL 6.1.6

OPEN SPACE 6.1.7

WATERFRONT 6.1.8

NATURAL HERITAGE 6.1.9

MIXED USE 6.1.10

CITY CENTRE 
PLANNING DISTRICT

6.1.11

AIRPORT 6.1.12

FUTURE GROWTH 
AREAS

6.1.13

RESIDENTIAL
INTENSIFICATION 

6.1.14

The provision of sufficient land in appropriate locations to 
accommodate future population and employment growth in 
Windsor. (added by OPA #60–05/07/07-B/L85-2007–OMB Decision/Order 

No.2667, 10/05/2007)

To direct residential intensification to those areas of the City 
where transportation, municipal services, community and 
goods and services are readily available. (added by OPA #159 –AP 

PROVED July 11, 2022, B/L# 100-2022)

The City Centre as the vibrant focal point and symbol of 
Windsor.

Protection and enhancement of Windsor Airport’s role in 
serving passenger and cargo needs. (added by OPA #60–05/07/07-

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

An integration of institutions within Windsor’s 

A variety of open space areas.

An accessible Detroit River, Lake St. Clair and a healthy 

The protection and conservation of environmentally 
significant and sensitive natural heritage features and 
functions.
Pedestrian oriented clusters of residential, commercial, 
employment and institutional uses.

Housing suited to the needs of Windsor’s residents.

The retention and expansion of Windsor’s employment base.

Convenient and viable areas for the purchase and sale of 
goods and services.

Land Use

Goals

In keeping with the Strategic Directions, Council’s land use goals are to achieve:

6.

6.1

Safe, caring and diverse neighbourhoods.

Environmentally sustainable urban development.
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RANGE OF FORMS & 
TENURES

6.3.1.1

NEIGHBOURHOODS 6.3.1.2

INTENSIFICATION,
INFILL &
REDEVELOPMENT

6.3.1.3

MAINTENANCE &
REHABILITATION

6.3.1.4

SERVICE &
AMENITIES

6.3.1.5

HOME BASED
OCCUPATIONS

6.3.1.6

SUFFICIENT
LAND SUPPLY

6.3.1.7

PERMITTED
USES

6.3.2.1

LOCATIONAL
CRITERIA

6.3.2.4

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. (Added by OPA #159 – APPROVED July 11, 2022 , B/L# 100-

2022)

To promote residential redevelopment, infill and 
intensification initiatives in locations in accordance with this 
plan. (Added by OPA#159 - APPROVED July 11, 2022, B/L#100-2022)

To ensure that the existing housing stock is maintained and
rehabilitated.

To provide for complementary services and amenities which 
enhance the quality of residential areas.

To accommodate home based occupations.

To ensure that a sufficient land supply for residential and 
ancillary land uses is available to accommodate market 
demands over the 20 year period of this Plan.

6.3.2 Policies

Residential intensification shall be directed to the Mixed Use 
Nodes and areas in proximity to those Nodes. Within these 
areas Medium Profile buildings, up to four (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:

6.3 Residential

6.3.1 Objectives

To support a complementary range of housing forms and 
tenures
in all neighbourhoods.
To promote compact neighbourhoods which encourage a 
balanced transportation system.
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(a)

(b)

(c)

(d)

EVALUATION
CRITERIA FOR A
NEIGHBOURHOOD 
DEVELOPMENT
PATTERN 

6.3.2.5

(a)

(i)

(ii)

(iii)

(iv)

(v)

(b)

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

adjacent to sources of nuisance, such as 
noise,
odour, vibration and dust;
within a site of potential or known 
contamination;

where traffic generation and distribution is a
provincial or municipal concern; and

adjacent to heritage resources.

Public transportation service can be provided. 
(Added by OPA #159 – APPROVED July 11, 2022, B/L# 100-
2022)

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

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

There is access to a collector or arterial road;

Full municipal physical services can be 

Adequate community services and open spaces 
are available or are planned; and

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

(d)

(e)

(f)

DEVELOPMENT
WITHIN THE 
AIRPORT
OPERATING
AREA

7.2.10.2

(d)

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

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

by OPA #159 – APPROVED July 11 2022,
B/L# 100-2022)

provided with adequate off street parking;

capable of being provided with full municipal 
physical
services and emergency services; and
Facilitation 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.
(Added by OPA #159 – APPROVED July 11, 2022, B/L# 100-2022)

7. Tools

7.2 Transportation Policies

7.2.10 Air Transportation Policies

Council shall protect the Windsor Airport from incompatible 
development. Accordingly, all proponents of development 
within the Airport Operating Area designated on Schedule 
‘C’: Development Constraint Areas shall be subject to the 
following: 

Land uses which may cause a potential aviation safety 
hazard are discouraged;
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COMPATIBLE
USES

11.6.1.2

EVALUATION
CRITERIA

11.6.3.3

(a)

(b)

(c)

(d)

(e) The ramifications of the decision on the use of 
adjacent or similar lands.

When considering applications for Zoning By-law 
amendments, Council shall consider the policies of this Plan 
and will, without limiting the generality of the foregoing, 
consider such matters as the following:

The relevant evaluation criteria contained in the 
Land Use Chapter of this Plan, Volume II: 
Secondary Plans & Special Policy Areas and 
other relevant standards and guidelines;

Relevant support studies;

The comments and recommendations from 
municipal staff and circularized agencies;

Relevant provincial legislation, policies and 
appropriate guidelines; and

11.6.1 Objectives

To ensure compatibility between land uses.

11.6.3 Zoning By-law Amendment Policies

11.6 Zoning

11. Tools
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APPENDIX “D” 
Excerpts from Zoning By-law 8600 

SECTION 5 - GENERAL PROVISIONS 
 
(AMENDED by B/L 274-1998, Oct. 2, 1998; B/L 31-2013, March 28/2013; DELETED By B/L 117-2016, Dec. 28, 2016; 
ADDED by B/L 177-2016, Dec. 28, 2016; AMENDED by B/L 95-2019, Sept. 27/2019) 
 
5.99 ADDITIONAL USE PROVISIONS 
5.99.80 SECOND UNITS / ADDITIONAL DWELLING UNITS 

.1 For any zoning district that permits a single unit dwelling, semidetached dwelling, 
duplex dwelling, or townhome dwelling, the following additional provisions shall 
apply: 

 .1 Additional Permitted Uses 
  a) Two additional dwelling units shall be permitted on a parcel of urban 

residential land. This may be either: 
   i. Two additional dwelling units within the primary dwelling unit 

located in the main building, or 
   ii. One additional dwelling unit in the primary dwelling unit located in 

the main building and one additional dwelling unit in a building 
accessory to said dwelling. 

   For clarity, this provision permits a maximum of three dwelling units in 
total on a parcel of urban residential land as shown in Tables 5.99.80.11 
and 5.99.80.12. 

  

 
  

 
  b) For the purposes of this provision each semi-detached dwelling unit or 

townhome dwelling unit is considered to be located on its own parcel of 
urban residential land if it conforms with the provisions of the applicable 
zoning district and can be subdivided. 

  (AMENDED BY B/L 149/2018, NOV. 21, 2018;  
AMENDED BY B/L 95-2019, SEPT. 27/2019,  
AMENDED BY B/L 78-2020, JUNE 26, 2020,  

AMENDED BY B/L 98-2023, AUGUST 8, 2023) 
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SECTION 10 - RESIDENTIAL DISTRICTS 1. (RD1.) 
(B/L 10358 Jul 16/1990; B/L 11093 Jul 20/1992; B/L 33-2001 Oct 23/2001, OMB Decision/Order No. 1716 Case No. 
PL010233; B/L 370-2001 Nov 15/2001; B/L 363-2002 Dec 31/2002; B/L 220-2002, Feb 24/2003;  
B/L 10-2004 OMB Order PL040143, File No. R040023, Decision/Order No. 0055, Issued Jan 12/2005 
B/L 114-2016 Sep 19/2016); B/L 164-2017, Dec. 7/2017 [ZNG/5270]; B/L 95-2019, Sept. 27/2019 

10.1 RESIDENTIAL DISTRICT 1.1 (RD1.1) 
10.1.1 PERMITTED USES 

Existing Duplex Dwelling 
Existing Semi-Detached Dwelling 
One Single Unit Dwelling 
Any use accessory to the preceding uses 
 

10.1.5 PROVISIONS 

 Duplex 
Dwelling 

Semi-Detached 
Dwelling 

Single Unit 
Dwelling 

.1 Lot Width – minimum 9.0 m 15.0 m 15.0 m 

.2 Lot Area – minimum 360.0 m2 450.0 m2 450.0 m2 

.3 Lot Coverage – maximum 45.0% 45.0% 45.0% 

.4 Main Building Height – maximum 9.0 m 9.0 m 9.0 m 

.5 Front Yard Depth – minimum 6.0 m 6.0 m 6.0 m 

.6 Rear Yard Depth – minimum 7.50 m 7.50 m 7.50 m 
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SECTION 11 - RESIDENTIAL DISTRICTS 2. (RD2.)  
(B/L 10358 Jul 16/1990; B/L 11093 Jul 20/1992; B/L 12651 Approved by OMB Order R960323, Feb 25/1997  
B/L 169-2001 Jun 1/2001; B/L 33-2001 Oct 23/2001, OMB Decision/Order No. 1716 Case No. PL010233  
B/L 370-2001 Nov 15/2001; B/L 363-2002 Dec 31/2002; B/L 142-2006 Aug 24/2006; B/L 114-2016 Sep 19/2016)  
B/L 164-2017, Dec. 7/2017 [ZNG/5270] 

11.1 RESIDENTIAL DISTRICT 2.1 (RD2.1)  
11.1.1 PERMITTED USES 

One Duplex Dwelling 
One Semi-Detached Dwelling 
One Single Unit Dwelling 
Any use accessory to the preceding uses 
 

11.1.5 PROVISIONS 

 Duplex 
Dwelling 

Semi-Detached 
Dwelling 

Single Unit 
Dwelling 

.1 Lot Width – minimum 12.0 m 15.0 m 9.0 m 

.2 Lot Area – minimum 360.0 m2 450.0 m2 270.0 m2 

.3 Lot Coverage – maximum 45.0% 45.0% 45.0% 

.4 Main Building Height – maximum 9.0 m 9.0 m 9.0 m 

.5 Front Yard Depth – minimum 6.0 m 6.0 m 6.0 m 

.6 Rear Yard Depth – minimum 7.50 m 7.50 m 7.50 m 

.7 Side Yard Width – minimum 1.20 m 1.20 m 1.20 m 

.8 Gross Floor Area – main building – 
maximum 400 m2 400 m2 400 m2 

  (AMENDED by B/L 101-2022, July 11, 2022) 
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APPENDIX “E” 
Consultations 

CALDWELL FIRST NATION COMMUNITY 

No comments provided 

ENBRIDGE GAS 

After reviewing the provided drawing at 3842 Woodward Blvd. and consulting our mapping 
system, please note that Enbridge Gas has active infrastructure in the proposed area. A 
PDF drawing has been attached for reference.  

Please Note: 

1. The shown piping locations are approximate and for information purposes only 
2. The drawings are not to scale 
3. This drawing does not replace field locates. Please contact Ontario One Call for 

onsite locates prior to excavating, digging, etc. 

Enbridge Gas requires a minimum separation of 0.6 m horizontal and 0.3 m vertical from all 
of our plant less than NPS 16 and a minimum separation 1.0 m horizontal and 0.6 m vertical 
between any CER-regulated and vital pipelines. For all pipelines (including vital pipelines), 
when drilling parallel to the pipeline, a minimum horizontal clearance measured from the 
edge of the pipeline to the edge of the final bore hole of 1.0 m (3.3 ft.) is required. Please 
ensure that this minimum separation requirement is maintained, and that the contractor 
obtains locates prior to performing any work and utilizes safe excavation practices while 
performing any work in the vicinity. 

Also, please note the following should you find any abandoned infrastructure in the area: 

 Any pipe that is excavated, please assume that it is live 
 If during the course of any job, any pipe is found that is not on the locate sheet and 

is in conflict with your work, please call our emergency number (1-877-969-0999), 
and one of our Union Gas representatives will respond to determine if that plant is 
in fact live or dead 

 Please note that our Enbridge Gas representative will respond to the live or dead 
call within 1-4 hours, so please plan your work accordingly  

[Gord Joynson, Drafter Estimator] 
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ENWIN UTILITIES - HYDRO 

No Objection, provided adequate clearances are achieved and maintained.  

Please note the following. 

1. ENWIN has 120/240V overhead secondary conductors going across the rear 
property (east of property). 

2. The pole line behind the property is a Bell owned pole line. 

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. 

[Keegan Morency-Kendall, Hydro Engineering Technologist] 
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ENWIN UTILITIES - WATER 

Water Engineering has no objections. The existing water service may need to be upgraded 
to accommodate the proposed development. 

[Bruce Ogg, Water Project Review Officer] 

PARKS DEPARTMENT 

January 17, 2024 

Under the City’s Official Plan: 

Section 5.3.6.7: Council may require proponents of development and infrastructure 
undertakings to submit an inventory of trees on site and prepare and implement a tree 
conservation and replacement plan. 

Section 10.2.1.7: municipality may require the applicant to submit any of the following 
information at any time during an application under the Planning Act: 

r) tree inventory and preservation study 

Section 10.2.14 Tre Inventory & preservation study 
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Purpose of this study to investigate existing tree vegetation, within and adjacent to 
development... 

In the City’s Development Manual, 2015. 

Section 1.17 

... the cost of these studies shall be borne by the Developer. 

December 4, 2023 

There are no city trees listed on our inventory at this address. 

I would recommend requesting the contractor to conduct a private tree inventory by a 
certified consulting arborist.  In the report we would be looking for species, size and condition 
of the trees. From this we can offer recommendations regarding tree health care if required. 

[Marc Edwards, Supervisor Parks] 

Due to proximity to Devonwood Conservation Area. 

 No removal of trees or shrubs with active nests during breeding bird season.  
(Migratory Birds Act)  

 Exercise caution during construction to protect Windsor’s natural features and 
biological diversity (Windsor’s Official Plan)  

 Protection of Species at Risk (SAR) that may appear on site during construction is 
required. (Ontario ESA) 

o City SAR Hotline is available and can be used to contact City Staff for 
assistance with incidental SAR observations 

[Karen Alexander, Naturalist and Outreach Coordinator] 

PLANNING DEPARTMENT - LANDSCAPE 

Pursuant to the application for a zoning amendment (Z 030/23) to permit the construction of 
two (2) Semi-Detached Dwellings on the subject property, please note the following 
comments: 

Tree Preservation: 

The topographic survey provided shows 10 trees on the subject property all having a 3.0 ft. 
diameter at breast height. The proposed site plan, demonstrates that all but one tree located 
in the rear easement will be removed for development. It is therefore recommended that the 
applicant be required to replace the trees at an equal diameter loss ratio of caliper-per-
caliper to the satisfaction of the City Forester to compensate for the loss to the urban tree 
canopy.   
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Urban Design: 

The neighbourhood of Woodward Boulevard within this block is characterized by single 
storey ranch style homes or newer 1.5 to 2-storey raised ranch homes. The development 
proposes four 3-storey (9.0 m) units on two parcels of land. Contrary to 6.1 of the Planning 
Rationale prepared by Pillon Abbs Inc., this built form is not characteristic of the building 
style or mass of the existing neighbourhood.   

The Planning Rationale also suggests that professional landscaping will be provided.  
Landscape requirements may only be imposed through site plan review. While screening 
thorough a mix of larger deciduous and evergreen trees around the perimeter of the subject 
property would ensure that the impact to the neighbours is minimized. “More Homes Built 
Faster” Act, Bill 23 does not allow for Site Plan Control for developments under 10 units nor 
for exterior landscape recommendations for residential development.  

Parkland Dedication: 

There are no parkland implications beyond the usual requirement for cash-in-lieu of 5% 
parkland dedication for residential development.   

[Stefan Fediuk, Landscape Architect] 

PLANNING DEPARTMENT - SITE PLAN CONTROL 

Site Plan is not applicable for this proposed development pursuant to the Planning Act and 
City of Windsor By-law 1-2004. 

[Jacqueline Cabral, Clerk Steno] 

PUBLIC WORKS DEPARTMENT 

We have reviewed the subject Rezoning application and have the following comments: 

Sewers 

The site may be serviced by a 250 m asbestos cement sanitary sewer located +/- 1.5 m 
east of Woodward Boulevard centre line and an open ditch located +/- 1.8 m west of 
property Line. If possible existing connections should be utilized and shall follow best 
practices. Any redundant connections shall be abandoned in accordance with the City of 
Windsor Engineering Best Practice B.P 1.3.3. 

Right-of-Way 

Woodward Boulevard is classified as a local road according to the Official Plan requiring 
a right-of-way width of 20 m; the current right-of-way is 20 m therefore, no conveyance 
required along the frontage of this property. 

Additional notes to the applicant 

If the intent is to sever the property and individual connections to each unit are provided; 
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 Each unit will be permitted a driveway as per engineering best practices. 
 At the time of permit application, a site plan including the right of way to the road will 

be required showing the layout and dimensions of the driveway and any leadwalks. 
 Permits from Public Works are required for driveways and sewers. 

In summary we have no objection to the proposed development. 

If you have any further questions or concerns, please contact Lea Marshall, of this 
department at lmarshall@citywindsor.ca 

[Juan Paramo, Development Engineer] 

TRANSPORTATION PLANNING 

 All parking must comply with ZBL 8600 otherwise a parking study would be required. 
 All accesses shall conform to the TAC Geometric Design Guide for Canadian Roads 

and the City of Windsor Standard Engineering Drawings, driveway must comply with 
AS-203 and AS-204, straight flares only. 

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

[Siddharth Dhiman, Transportation Planner I] 

WALPOLE ISLAND FIRST NATION 

No comments provided 

WINDSOR AIRPORT 

The Airport has no objections or concerns with this development. 

[Steve Tuffin, Director of Airport Operations] 
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APPENDIX “F” 
Draft Amending By-law 

B Y - L A W   N U M B E R          -2024 

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

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

Passed the       day of      , 2024. 

WHEREAS it is deemed expedient to further amend By-law Number 8600 of the Council of The 

Corporation of the City of Windsor, cited as the "City of Windsor Zoning By-law" passed the 31st day of 

March, 1986, as heretofore amended: 

THEREFORE the Council of The Corporation of the City of Windsor enacts as follows: 

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

495. EAST SIDE OF WOODWARD BOULEVARD BETWEEN LEDYARD AVENUE AND 

MOXLAY AVENUE 

 For the lands comprising of Part of Lot 19 & Closed Alley, Plan 1045, PIN No. 01349-0395 

LT, a Semi-Detached Dwelling shall be an additional permitted main use subject to the 

following additional provisions: 

1. The Semi-Detached Dwelling provisions of Section 10.1.5 shall apply; and 

2. Section 5.99.80.1.1.b) shall not apply. 

 [ZDM 12; ZNG/7151]  

2. The said by-law is further amended by changing the Zoning District Maps or parts thereof 

referred to in Section 1, of said by-law and made part thereof, so that the lands described in 

Column 3 are delineated by a broken line and further identified by the zoning symbol shown 

in Column 5: 

1. 2. 3. 4. 5. 

Item 

Number 

Zoning 

District 

Map Part 

Lands Affected Official Plan 

Amendment 

Number 

Zoning 

Symbol 

1 12 Part of Lot 19 & Closed 

Alley, Plan 1045, PIN No. 

01349-0395 LT (located on 

the east side of Woodward 

Boulevard between Ledyard 

Avenue and Moxlay Avenue) 

 S.20(1)495 
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 DREW DILKENS, MAYOR 

 CLERK 

First Reading -      , 2024 

Second Reading -      , 2024 

Third Reading -      , 2024 
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SCHEDULE 2 

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

To amend the zoning of the lands located on the east side of Woodward Boulevard between Ledyard 

Avenue and Moxlay Avenue, legally described as Part of Lot 19 & Closed Alley, Plan 1045, PIN No. 

01349-0395 LT, so as to permit the development of two (2) semi-detached dwellings on the subject 

lands. 

The amending by-law maintains the RD1.1 zoning on the subject lands and adds a special zoning 

provision permitting a semi-detached dwelling as an additional permitted main use, and nullifying the 

Second Units / Additional Dwelling Units General Provision regulation that defines when a semi-

detached dwelling unit is considered to be on its own parcel of urban residential land. 

2.   Key map showing the location of the lands to which By-law             applies. 
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1.0 INTRODUCTION 
I have been retained by Homes By Artisan (herein the "Applicant"), to provide a land use Planning 
Rationale Report (PRR) in support of a proposed development located at 3842 Woodward 
Boulevard (herein the "Site") in the City of Windsor, Province of Ontario.   

The Site is currently one parcel of land of land in Ward 9, in the Devonshire Planning District and 
is used for residential with an existing single detached dwelling.   

It is proposed to construct two new semi-detached dwellings with associated parking.   

Each semi-detached dwelling will be located in its own parcel of land.   

The dwellings are proposed to be freehold.  

The Site has access to full municipal services (storm, water and sewer). 

An application for a Zoning By-law Amendment (ZBA) is required. 

Once the ZBA has been approved, the Applicant will proceed with Consent (CON) approval in 
order to sever the lot.   

A building permit will also be required prior to any construction or site alterations. 

Once the common walls are located, the dwelling units will be severed. 

Pre-consultation (Stage 1) was completed by the Applicant (City File #PS-19/23) in order to 
confirm the required applications and support studies.  Comments dated July 20, 2023, were 
received and have been incorporated into this PRR. 

The purpose of this report is to review the relevant land use documents, including the Provincial 
Policy Statement (PPS) 2020, the City of Windsor Official Plan (OP) and the City of Windsor 
Zoning By-law (ZBL).   

This PRR will show that the proposed development is suitable for residential use, is consistent 
with the PPS, conforms to the intent and purpose of the City of Windsor OP and represents good 
planning.   
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2.0  SITE AND SURROUNDING LAND USES 

2.1 Description of Site and Ownership 
The Site has been owned by Adewale Dawud Aderinto since 2021 and is made up of one (1) 
rectangularly shaped parcel of land located on the east side of Woodward Boulevard north of 
Moxlay Avene and south of Riverside Drive West (see the area in blue on Figure 1a – Site 
Location). 

 
Figure 1a – Site Location (Source: City of Windsor GIS)  

The Site is locally known as 3842 Woodward Boulevard and is legally described as PT LT 19 PL 
1045 SANDWICH EAST AS IN R1119645; PT ALLEY PL 1045 SANDWICH EAST CLOSED BY 
R1140409 AS IN R1162410; S/T R1162410E; WINDSOR (ARN 070-260-22900-0000). 
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2.2  Physical Features of the Site  

2.2.1  Size and Site Dimension 
The entire Site consists of a total area of 1,457.8 m2, with a lot width of 30.48 m along Woodward 
Boulevard and a lot depth of 47.83 m. 

2.2.2  Existing Structures and Previous Use 
The Site is currently used for residential with an existing single detached dwelling (see Figure 1b 
– Site Street View). 

 
Figure 1b – Site Street View (Source: Pillon Abbs Inc.)  

The previous use of the Site, prior to residential, is unknown.    

2.2.3  Vegetation 
The Site has an open grassed area and landscaping.   

There are some mature trees located on the Site. 
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2.2.4  Topography, Drainage and Soil 
The Site is flat and is outside the regulated area of the Essex Region Conservation Authority 
(ERCA). 

The Site is part of the Turkey Creek Drainage area.  There is an open drain along the east side 
of Woodward Blvd. and portion of the west side of Woodward Blvd. 

The City of Windsor is currently working on drainage improvements for the area. 

The Site is impacted by Source Water Protection and is part of a Significant Groundwater Rechard 
Area (SGRA). 

The soil is made up of Burford Loan – Shallow Phase (Bg-s). 

2.2.5  Other Physical Features 
There are 2 existing driveway accesses and fencing along a portion of the Site. 

2.2.6  Municipal Services 
The property has access to municipal water, storm and sanitary services.   

Woodward Blvd is a north / south local residential road.  There is no on-site parking. 

There are no streetlights or sidewalks along Woodward Blvd.    

The closest fire hydrants are located at the corner of Ledyard Ave and Woodward Blvd and Molay 
Ave and Woodward Blvd.   

The Site has access to transit with the closest bus stops located along Division Road at Woodward 
Blvd, Stop ID: 1980 (Bus #7) and Walker Road at Ledyard Ave, Stop ID: 1962 (Bus #8). 

The Site is in close proximity to major transportation corridors, including Division Road, Cabana 
Road East, Walker Road, Hwy 401 and E.C. Row Expressway.  

2.2.7  Nearby Amenities 
There are several schools nearby, including the Talbot Trail Public School, First Lutheran Christan 
Academy, Roseland Public School, JA McWilliam Public School and St. Christopher Catholic 
Elementary School.     

There are many parks and recreation opportunities in close proximity to the Site, including 
Devonwood Conservation Area, Captain J Wilson Park, Talbot Wilson Park, and Kenilworth Park. 

The nearest library is Fontainebleau Public Library. 

There is nearby shopping in the form of plazas and malls, as well as employment, places of 
worship and local amenities.   
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