
Wednesday, May 24, 2017 
4:00pm to 7:00pm 

400 City Hall Square East, Room 401

Welcome
Interim Control By-law for Off-street Parking in Traditional Commercial Streets  

Land Use Study Phase 1

to the open house!
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BUSINESS IMPROVEMENT AREA IN THE CITY OF WINDSOR
DOWNTOWN WINDSOR B.I.A.

WYANDOTTE TOWNE
CENTRE B.I.A.

WALKERVILLE B.I.A.

FORD CITY B.I.A.

OLDE SANDWICH TOWNE B.I.A.

PILLETTE VILLAGE
B.I.A.

OLDE RIVERSIDE TOWN 
CENTRE B.I.A.

OTTAWA STREET B.I.A.

VIA ITALIA / ERIE STREE B.I.A.

APRIL 2011

Background Information on the Interim Control Bylaw
The Planning Act permits a municipality to pass interim control by-laws 
temporarily prohibiting the use of land, buildings or structures  (i.e. 
‘freezing’ certain types of development) for up to two years. Interim 
Control By-laws 126-2015, 127-2015, and 142-2015, prohibiting new or 
expanded parking areas within Business Improvement Areas (BIA), were 
adopted by Council in 2015.  The purpose of the by-laws is to provide 
Administration with an opportunity to conduct a land use study reviewing 
policy and regulations affecting off-street parking areas and provide 

recommendations to City Council. 

In 2016, Council amended the study’s terms of reference to include 
Mainstreet areas. The terms of reference are:

a)  	 An overview of Official Plan policy and other municipal policy 
		  that provides direction with respect to off-street parking areas 
		  and built form within BIAs and mainstreet areas;
b)  	 A review of current Zoning By-law regulations and other 
		  municipal by-laws that regulate parking areas and built form 
		  within BIAs and mainstreet areas;
c)  	 Field work to examine parking areas and ‘main street’ built 
		  form with each of the City’s BIAs and mainstreet areas;
d)  	 Consultation with BIAs and affected property owners; and
e)  	 An analysis of options and recommendations related to off-
		  street parking and mainstreet areas.

Council extended the Interim Control Bylaws for an additional year 
(i.e. until September 6, 2017) via By-law 136-2016. The land use study 
assumes there will continue to be demand for off-street parking and 
focuses on where and how to accommodate parking areas while 
ensuring the unique built form and character of each BIA and other 
Mainstreet areas remain intact and continues to support the vitality 
of businesses within these areas.

This Open House is an important part of Phase 1 of the project which 
provides background information and seeks public input.



Business Improvement Areas (BIA) 
& MainStreets
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These areas were intended to serve the needs of the surrounding 
neighbourhoods and many served as the commercial centre of former towns 
prior to being annexed into the City of Windsor. In addition to serving the 
surrounding neighbourhoods, these areas have also become specialized retail, 
entertainment, and service destinations that draw customers from across the 
Windsor-Essex Region as well as out-of-town visitors.

MAINSTREETS & BIAs

Windsor’s nine BIAs and other Mainstreet areas 
were largely established prior to the widespread 
use of automobiles. These compact mixed use 
commercial areas were designed to be walkable 
with buildings close together or adjoining and 
facades abutting the public right-of-way. 



DEMOLITIONS FOR PARKING

Off-street parking was not considered in the 
original design of BIAs and Mainstreet areas and 
over the years several buildings along traditional 
commercial streets have been demolished to make space
 for surface parking.  While parking is important to the 
modern-day success of these areas, the cumulative loss 
of buildings has a negative effect on the unique built 
form, walkability, and character of BIAs and Mainstreets.



OFFICIAL PLAN (OP)
The Official Plan (OP) is a policy document which guides the physical  
(re)development of the City over a 20-year time horizon. Here are 
some land use and design policies applicable to BIAs and Mainstreet 
areas.  

Built Form
The Built Form policies states that “Council will require new development to support 
the creation of continuous building facades along Mainstreets through the street  
level presence of:

(a)   community facilities, retail shops, and other frequently visited uses; and
(b) architectural features and elements which can be experienced by  
pedestrians.”

Other policies Built Form policies include:
“Functions which do not directly serve the public, such as loading bays and blank 
walls, should not be located directly facing the street”. 
“Council will not allow the interruption of continuous building facades for  
driveway access unless no other reasonable alternative exists.” This policy does 
however allow the strategic interruption of continuous building facades for pock-
et parks, plazas, or other open spaces that support street activity. 

 

Streetscape
Some OP policies speak to mitigating effects of and reducing the scale of surface 
parking lots, by encouraging:

•	     the partial screening of surface parking lots;
•	     the reduction in scale of large surface parking lots; and
•	     avoiding large expanses of surface parking fronting the street.Mainstreets

The OP identifies ‘Mainstreets’ on Schedule G-Civic Image. The majority of  
Mainstreets identified in the OP are BIAs, while also including stretches of  
University Avenue West, Wyandotte Street West, Tecumseh Road East, and  
Wyandotte Street East near Lauzon Road. Mainstreets are defined as areas with 
a diverse mixture of commercial, residential and other land uses; pedestrian  
activity along the streetscape; and unique surrounding neighbourhoods.  They are 
recognized as areas with unique built form, and with higher quality of design and 
streetscaping within the public realm.



City Center Planning District
The City Center Planning District is a special area in the City with its own policies  
different from other parts of the City.  The majority of the City Centre is designated for 
mixed use with residential uses along the edges and hospitality, entertainment, and 
institutional uses located close to the riverfront. It encourages “long term parking  
areas to be incorporated within new development either above or below grade, so 
as to minimize the amount of surface parking in the City Centre Planning District”. 

The City Centre mixed use policies are similar to those applicable to other areas of  
the City. Entertainment/Hospitality policies include design guidelines considering  
“the development design provides a continuous street presence by the clustering 
of individual business entrances at the street level and sidewalk ensuring a  
pedestrian orientation”, and “the provision of landscaping or other buffers to  
enhance all parking lots...”. 

OFFICIAL PLAN (OP)

Mixed Use
The majority of BIAs and most other identified ‘Mainstreets’ areas are  
designated for ‘Mixed Use’ within the OP.  Lands designated Mixed Use are  
compact nodes and linear corridors of commercial, office, institutional and  
residential uses. These areas are intended to be focal points of the surrounding 
community and “designed with a pedestrian orientation and foster a distinctive  
and attractive area identity”.

The OP encourages at least one building wall to be located on an exterior lot line 
and oriented toward the street to allow direct sidewalk pedestrian access from the  
public right-of-way.  Guidelines also encourage parking and loading areas to be  
located at the rear of buildings where they do not significantly interrupt the  
pedestrian circulation or traffic flow, and discourage mid-block vehicular  
access to properties. 

The policies also allow Council to establish off street parking  
standards that recognize and support the use of public transportation and/or  
shared parking arrangements (e.g. calculate parking requirements for entire  
mixed use area vs. individual uses/properties).

Commercial Corridor
A small portion of the study area is designated ‘Commercial Corridor’ (i.e. Pillette  
Village BIA and portions of Tecumseh Road East).  The commercial corridor policies 
only permit commercial uses (e.g. retail, service, entertainment, and office). It also 
encourages “development to provide a continuous street frontage and presence” 
and “locate the buildings at the street frontage lot line with parking accommodated 
at the rear of the site”.



SANDWICH AREA

4.2 PARKING and STREET EDGES

4.2.1 OVERVIEW
 
There is on-street parking along Sandwich Street, and surface lots have been 
introduced within the area to provide additional parking.  Guidelines that 
address preferred parking orientation and requirements for screening are 
contained in the Heritage Conservation District Plan, which recommends 
that:

 • Parking for any infill projects be located to the side or rear of   
 any infill development;
 • Where parking in the front yard is unavoidable, areas should be  
 screened to minimize impact on streetscape or sightlines; and
 • Paving areas should be minimized.

4.2.2  DESIGN GUIDELINES

Parking areas along the street have an impact on the character of Sandwich 
Street.  Screening is essential to reduce the negative visual impact they have 
within the streetscape, by reducing their scale and enhancing the interface 
with the public realm.  Methods and guidelines for screening include:

1.  Trees and Shrubs: 

 • Use species that are native, low maintenance, and salt tolerant to 
 survive urban conditions;
 • Provide seasonal interest through the use of coniferous and   
 deciduous plant materials;
 • Maintain and trim shrubs and perennials adjacent the public    
 right-of-way so that they are no more than 0.9m in height to avoid  
 the creation of hiding spaces and be respectful of pedestrian 
 safety;  and
 • Locate trees according to conditions of site plan approval along 
 the adjacent street frontage.

2.  Raised Planters:

 • Use high quality materials such as brick or stone for raised 
 planters that are reflective of the desired character for Olde    
 Sandwich Towne; and
 • Ensure raised planters are at least 0.40m in height to promote 
 informal seating areas along the street frontage.

3.  Fences and Walls:

 • Use high quality materials such as brick and stone that are 
 consistent with the image and character of Sandwich.  Do not 
 use unfinished wood, chain link, or concrete block; and
 • Design with decorative style and approximately 1.0m in height.

With any of the above, it is important that all screening methods for parking 
be well-maintained to avoid unsightly conditions that negatively impact the 
pedestrian safety and the area’s character.

4.0  SANDWICH STREET COMMERCIAL AREA

Parking lots adjacent to sidewalk edged with fencing and shrubs.

12   OLDE SANDWICH TOWNE - COMMUNITY IMPROVEMENT PLAN
Supplemental Development and Urban Design Guidelines - October 2012

Urban design measures such as fencing and shrubs can help buffer parking  
adjacent to sidewalk edges

Sandwich Policies & Regulations

Policies include the prohibition of front yard parking,  
and direction for new parking areas to be located in the 
side or year yard, as well as the screening of parking 
areas to minimize the negative impact of parking onto 
the streetscapes.

There are also policies regarding the demolition 
of existing buildings and structures, and required  
heritage alteration permits for any proposed 
alterations visible from the street or other public 
spaces, including the creation or expansion of any 
off-street parking lots.
 
Where there is a conflict, under authority by the 
Ontario Heritage Act, the Sandwich HCD Plan prevails 
over any other municipal by-law to the extent of 
the conflict.  Any proposed off-street parking policy 
or regulations in the Sandwich area must consider 
the existing regulatory overlays and may require 
a different solution than what is proposed within  
other BIAs.  

The Olde Sandwich 
Towne BIA falls 
within the boundary 
of the Sandwich 
Heritage Conservation 
District (HCD), and 
the Olde Sandwich 
Towne Community 
Improvement Plan—
Commercial Core Target 
Area, and has special 
policies under the OP. 

Map of the Sandwich Heritage Conservation District



ZONING BYLAW (ZBL) 8600

Example of a complete block with a continuous facade Example of a partial block with buildings and parking

Example of a partial block with a building and parking Example of an empty block with only parking

The majority of properties within the study are 
zoned Commercial District CD2.2. Ouellette Avenue (between 
Wyandotte Street to Tecumseh Road) is zoned a mixture of  
CD3.1, CD3.2, and CD3.5.  Tecumseh Road East is zoned  
primarily CD2.1. Walkerville BIA is partially zoned CD2.1 on 
Wyandotte Street East and CD3.3 on Devonshire Road.  Zoning 
districts CD2.1, CD2.2, CD3.1 - which apply to the majority of 
the study area - permit standalone surface parking (i.e. ‘Public 
Parking Area’) and ‘Parking Garage’ as permitted uses.  Zoning 
districts CD2.1 and CD3.3 permit a ‘Drive-Through Restaurant’  
or ‘Drive Through Food Outlet’ whereas Zoning categories  
CD2.2, CD3.1, CD3.2, and CD3.5 do not.

Many BIA and Mainstreet areas were established 
early in the 20th century prior to zoning regulations, without  
off-street parking and are exempted from making up for the 
parking deficiencies. The BIAs and many Mainstreet areas  
(not all) also have reduced parking minimums for certain uses.  
However, minimum parking requirements continue to apply  
to most BIAs and Mainstreet areas if there is  a new building  
or addition, or change of use within these areas.
 

The ZBL also regulates the location of required parking 
spaces. Parking spaces are to be located either on the same lot  
as the use they are intended to serve or within a specific  
distance of the use. In certain heritage areas such as  
Walkerville, Prado Place, and Sandwich, new front yard  
parking spaces are not permitted. Regardless of these  
regulations, where a public parking area is permitted as a  
main use—it may be located adjacent to the street. 



OTHER PLANNING ACT TOOLS

Select Demolition Control By-Law Areas

Demolition Control is a Planning Act tool used to 
prevent the loss of residential dwelling units.  The 
Olde Sandwich Towne Community Planning Study 
Area is subject to Demolition Control Bylaw 20-2007. 
Demolition Control Bylaw 11806 and Bylaw 9198 also 
overlaps with the Wyandotte Town Center BIA area, 
and the latter is also in effect in the Erie Street BIA 
area.

Demolition Control By-laws Site Plan Control

Site Plan Review is another Planning Act tool used to 
ensure development conforms with the Official Plan 
and complies with the Zoning By-law.  Citywide Site 
Plan Control Bylaw 1-2004 stipulates that the Site 
Plan review process is applicable to:

d)	 Development situated within and/or adjacent 
		  to a Civic Way, Main Street, or Gateway areas; 
		  and
e)	 Development situated in a Business 
		  Improvement Area.

 
Still, some forms of development are exempt from 
Site Plan Control, such as when the development of 
parking area contains less than 5 parking spaces and 
is constructed separate from other development 
requiring Site Plan Review approval. Since the Site 
Plan Review process is applicable for most of the study 
area, it will continue to be an important Planning Act 
tool used to implement any proposed policy changes.



City Parking in front 
yard (between 

street and 
building)

Parking in side 
yard

Parking Lot as a 
permitted use

Non-surface 
parking  
(parking  

structure) 

Driveway  
Access  

Restriction

Parking  
Standards

Oakville Not permitted in  
specified streets

Permitted for lots other 
than corner lots

Permitted No parking or driveway 
access for first 9 m depth 
for some streets

Driveway width  
restriction from Main 
Street

Reduced parking  
minimum for certain uses 
or eliminated

Ottawa * Explicitly not permitted Not permitted Not permitted No parking; only other 
permitted uses in first 3m 
depth

Driveway width and  
number

Reduced parking  
minimum according to 
size of use

London Not permitted Permitted Permitted NIL NIL Reduced parking  
minimums for specific  
areas

Hamilton *Explicitly not permitted Not permitted between 
building and front lot line 
as well as flankage for 
corner lots 

Permitted No parking on first storey Driveway width and  
number

NIL

Kingston Not permitted in certain 
zone

Not permitted in a yard 
abutting specified street

Permitted NIL NIL Some uses have reduced 
rates

INTER-JURISDICTIONAL RESEARCH

*Exceptions permitted with mitigative clause
Note: The summary table is a quick reference to other municipalities’ provisions and reflects the general policies and not the exceptions.

Figure 1: General Parking Provisions for Mainstreet/BIA areas in Select Municipalities

The inter-jurisdictional research provides context related to the type of parking permitted, location of parking, 
and other parking standards within the mainstreet areas of five Ontario Municipalities.



EXAMPLES OF OFF-STREET PARKING

Demolition of buildings for surface parking 
has occurred over the years and in some cases  
resulted in a ‘missing tooth’ effect - gap where 
continuous building facades used to exist.   
 
Numerous examples of demolitions for surface  
parking can be seen within the study areas, including:
•	 	 standalone surface parking (i.e. public parking areas)
•	 	 accessory surface parking (i.e. on the same  
		  property as a commercial or mixed use building) 

•	 located mid-block
•	 in front of buildings
•	 behind buildings

Examples of Off-Street Parking Situations in Traditional Commercial Streets
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Appendix H - Parking Area Inventory 
within 75m vicinity of Traditional 
Commercial Streets

I 0 500 1,000 1,500250

Meters

Public - Municipally Owned
Public - Privately Owned
Accessory - Commercial
Accessory - Institutional
Accessory - Place of Worship
Accessory - Residential
Private - Assigned Only
Area Within 75m of a Mainstreet
Mainstreets
Major Roads

¬«1

¬«13
¬«12¬«11

¬«10¬«9

¬«8

¬«7

¬«6

¬«5

¬«4

¬«2

¬«3

1.   Sandwich Street - Brock Street to Detroit Street
2.   Wyandotte Street West - California Avenue to Campbell Avenue
3.   University Avenue West - Randolph Avenue to Salter Avenue
4.   Ouellette Avenue - Wyandotte Street to Tecumseh Road
5.   Tecumseh Road East - Forest Avenue to Chilver Road
6.   Tecumseh Road East - Cadillac Road to Larkin Road &
      Westcott Road to Rossini Boulevard
7.   Ottawa Street - Marentette Avenue to Windermere Road
8.   Erie Street East - Mercer Street to Hall Avenue
9.   Wyandotte Street East - McDougall Street to Argyle Road
10. Devonshire Road - Riverside Drive to Wyandotte Street East
11. Drouillard Road - Trenton Street to Deming Street
12. Wyandotte Street East - Arthur Road to Raymo Road
13. Wyandotte Street East - Thompson Boulevard to Glidden Avenue

*Disclaimer: Note these Maps were created to the best of knowledge but do 
not serve as a confirmation for the legal status of the parking areas.
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Meters1. SANDWICH STREET - BROCK STREET TO DETROIT STREET

Accessory - Institutional
Accessory - Place of Worship
Accessory - Residential

Public - Municipally Owned
Public - Privately Owned
Accessory - Commercial CITY OF WINDSOR PLANNING DEPARTMENT

FEBRUARY 2017

Enlarged
Area

Private - Assigned Only
Mainstreets

*Disclaimer: Note these Maps were created to the best of knowledge but do not serve as a confirmation for the legal status of the parking areas.

PARKING AREA INVENTORY

The Parking Area Inventory shows the available parking supply in the form of municipally owned 
and privately owned lots, as well as accessory and private lots within the vicinity of Traditional 
Commercial Streets.

Parking Area Inventory within 75m of Traditional Commercial Streets
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Meters2. WYANDOTTE STREET WEST - CALIFORNIA AVENUE TO CAMPBELL AVENUE

Accessory - Institutional
Accessory - Place of Worship
Accessory - Residential

Public - Municipally Owned
Public - Privately Owned
Accessory - Commercial CITY OF WINDSOR PLANNING DEPARTMENT

FEBRUARY 2017

Enlarged
Area

Private - Assigned Only
Mainstreets

*Disclaimer: Note these Maps were created to the best of knowledge but do not serve as a confirmation for the legal status of the parking areas.
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Meters3. UNIVERSITY AVENUE WEST - RANDOLPH PLACE TO SALTER AVENUE

Accessory - Institutional
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Public - Privately Owned
Accessory - Commercial CITY OF WINDSOR PLANNING DEPARTMENT

FEBRUARY 2017
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*Disclaimer: Note these Maps were created to the best of knowledge but do not serve as a confirmation for the legal status of the parking areas.
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*Disclaimer: Note these Maps were created to the best of knowledge but do not serve as a confirmation for the legal status of the parking areas.

TECUMSEH RD E

M
O

Y 
AV

E

HA
LL

 A
VE

CH
ILV

ER
 R

D

LI
N

CO
LN

 R
D

GL
AD

ST
O

N
E 

AV
E

W
IN

DE
RM

ER
E 

RD

FO
RE

ST
 A

VE

MOHAWK ST

W
O

O
DL

AW
N

 A
VE

PA
RK

W
O

O
D

 A
VE

PI
ER

RE
 A

VE

BE
N

JA
M

IN
 A

VE

1255
2153

0

0

0

1110

0

1600 0

1311

0

0

2115

0

1700

0

0

0

0

0

0

1780

1520

2123

1290

1525

1190

1797

1665

0

1658

1791

0

1820

2130

1572

1600

1770

1763

1340

1625

1600

1320

1787

1438

1014

1778

1795

1780

2163

1460

1812

2126

1169

2126

1765

1145

1770

1764

2160

2144

2152

1758

2168

2154

2176

2162

1163

1073

2156

2164

2148

2140

2138

1552
2123

1204

2176

1765

2129
1809

1771

2130

1794

1786

1776

2155

2185

2135

2159

2165

2175

2171

2127

2141

2149

2124

1865

1783

1777

2151

2159

2143

2137

1863

2149

2175

2148

2155

2143

2142 2137

1761

1485

2132

2155

2131

2174

2170

2178

2137

2173

2161

2167

2149

2179

2141

2136

1587

1501

2171

2165

1827

1817

2166

2136

1784

1790

1796

1806

1838

1850

1603

2177

2171

2181

2178

2134

2184

1569

1089
1103

2174

1807

1837

1490

1086

1757

1875

2160

2170

2164

2144

2150

1404

2163

2155

2137

2145

2171

1839

1777

1815

1761

1791

1797

1823

1759

1847

1773

1783

1805

1409

1831

1855

2117

1760

1766

1770

1767

1819

1758

1772

1812

1791

1846

1822

17781777

1835

1855

1783

1830

1856

1841

1847

1797

1827

1768

1804 1805

1811

1769

1838

1759

1784

1788

1796

1802

1810

1818

1864

1863

1824

1832

1838

1854

1858

1860

1435
14591445

1421

2131

2131

1868
1862

2166

2130

2156

2148

2138

2174

2184

2126

2152

2134

2170

2122

2144

2178

2162

1805

1876

1766

1847

1835

1809

1715

1773

1781

1861

1823

1855

1805

1831

1817

1841

1867

1772

1767

1771

2154

2172

2160

2169

2163

21452146

2151

1860

1850

1828

1772

1762

1838

1844

1768

1864

1834

1818

1824

1756

1778

1854

1780

1844

1830

1838

1850

1781

17861787

1811

1857

1823

1795

1767

1839

1781

1829

1783

1845

1835

1773

1763

1851

1817

1791

1803

1829

1797

1861

1757

1769

1802

1791

1826

1851

1819

1758

1803

1763

1815

1811

1835

1850

1832

1838

1772

1857

1845

1841

1775

1779

1785

1816

1762

1820

1842

1794

1790

1768

1825

1808

1856

1816

1862

1860

1812

1824

1872

1845

1825

1811

1817

1837

1865

1859

1853

1831

1869

1794

1787

17931795

2140

1757 1756

2183

1875

21832182 2182 21792185 2178

1766

1774

1780

2138

1804

1808

1816

1822

1836

1840

1846

1848

2177

1860

1866

1872

2178

2150

2158

2166

1742
1756

1786

1794

2185

2179

2175

2171

2167

2163

2157

2153

2149

2145

2139

2135

1748

2131

2127

2123

1878

2176

1195

1430

16361646

1117

1185

1475

123412501226

1420

1753 1755

2177
218421852188

1752 1753

2136

1754

2188

1751

21912189

1736

1600

1600

Parking Lots Within 75m of a Traditional Mainstreet
° 0 40 80 12020

Meters

Accessory - Institutional
Accessory - Place of Worship
Accessory - Residential

Public - Municipally Owned
Public - Privately Owned
Accessory - Commercial CITY OF WINDSOR PLANNING DEPARTMENT

FEBRUARY 2017 Enlarged
Area

Private - Assigned Only
Mainstreets

5. TECUMSEH ROAD EAST - FOREST AVENUE TO CHILVER ROAD

*Disclaimer: Note these Maps were created to the best of knowledge but do not serve as a confirmation for the legal status of the parking areas.
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*Disclaimer: Note these Maps were created to the best of knowledge but do not serve as a confirmation for the legal status of the parking areas.

TUSCARORA ST

BRANT ST

WYANDOTTE ST E

LO
U

IS
 A

VE

PA
RE

N
T 

AV
E

AY
LM

ER
 A

VE

LA
N

G
LO

IS
 A

VE

M
CD

O
U

G
AL

L 
ST

GL
EN

G
AR

RY
 A

VE

M
AR

EN
TE

TT
E 

AV
E

M
ER

CE
R 

ST

M
AR

IO
N

 A
VE

400

821

340
1093

0

0572

500

0

680635

755

495

0

800

0

735

634

381

792

663

840

0

959

0
0

0

755

749

650

710

311
679

0

0

561

668

671

742

669

257

600 0

783

445

500 576

561

00 0

0

575

0

480

934

889

655

689

711 729

722

668

1129

892

985

679

655

639

538

672

302

544 0

493

758

536

0

0

560

687

956

624

508

552

675

661

651

631

560

531529

706

509

328

626

680

561

319

554

620

558
714

503

663

521
522

676666

1065

729

633

0

429
701

496

549

432

870

743

647

485

640
652

688

557

539

688

974

478

638

549
564

511
0

666

536
526
516
510

656 660

885

554

715

546

305

907

566

481

285

547

350

1079

646

1022
540

867

815

636

853

490

693

877

570

461

769

1131

744 756

506

1000

777 1109

527

839357

10331009

561

868 695

826 487

902

925

692

856

939

719

518

712 722 736

527

618

867

792

831 851349

776

663

375

868

439

705

532

922

555

637

712
710

505

867

716

488

638

563

707 701

1036

825

940

542

473

839845

764

679

678

671
537

939

468476

11061116
1126

11360

522

479 477

532

546

1056

727

0

0

494

476

748754744
758

1154

484

345 929

11441116

512

1122

0

1130

1151

1061

1071

320

507

304

10821074

10601064
1074

916

1084
738

708
732

728

722

903

718
939

0

784

307

1064

1141

933923911704

702

702

720

10411019

502

1029
1003

919

493

704

810 840804

541543

834
658666

290

848
652 958966

814

395

768

627

706

1145
1141383

764
485

653

1069

442

714

469

956970

471

537

469

635

938
0

459

704

1098
358 438

521

0

735 737

Parking Lots Within 75m of a Traditional Mainstreet
° 0 60 120 18030

Meters9. WYANDOTTE STREET EAST - MCDOUGALL STREET TO ARGYLE ROAD

Accessory - Institutional
Accessory - Place of Worship
Accessory - Residential

Public - Municipally Owned
Public - Privately Owned
Accessory - Commercial CITY OF WINDSOR PLANNING DEPARTMENT

FEBRUARY 2017

Enlarged
Area

Private - Assigned Only
Mainstreets

WYANDOTTE ST E

M
O

Y 
AV

E

HA
LL

 A
VE

BRANT ST

AR
G

YL
E 

RD

PI
ER

RE
 A

VE

CH
ILV

ER
 R

D

KI
LD

AR
E 

RD

LI
N

CO
LN

 R
D

DE
VO

N
SH

IR
E 

RD

GL
AD

ST
O

N
E 

AV
E

W
IN

DE
RM

ER
E 

RD

M
AR

IO
N

 A
VE

TUSCARORA ST

M
O

N
M

O
U

TH
 R

D

BRANT ST

TUSCARORA ST

2200

1093

480

2175

1920

1969

0

0

420

0

657
651

0

525

626

625

0

475

0

0

686

628

1519

511

0

0

1900

0

0
0
0

580

1215

209019581778

1645

1840

1129

606

1670

472

504

448

521

624
1401

1291

1880

1168

691

1182

477

487

509

537

549 547

484

468

611

637

665

1687

1564

709712

1585

664

650

705

539

525

709

497

477

712

1468

518

549

711

693

1706

548

628

546

516

510

719

514

1580

1799

1387

2090

1755

539

2095

536

1301

0

1801

1276 13181332

684

664
674

642
654

677
665
655

692

461 448

1412

716

692
702

643

1380

527

447

662

438

717

647

456

474

668

680

690

704

716

691

707

671

683

491

447

511

475

444

457 456

476

490

506

520

640

654

666

420

674

684

718

654
646

705

657

673

715

693

667

683

561
551

702

684

458

514

488

548

530
540

722

692

676

712

522

492
504

461
469
477
487

516
502

534
542
550

524

498

458

478
488

468

558

638

515
507

560

469

655

667

439

459

509

535

479

521

461

491

683

541

492
507

485

538

460

546

482

522

478

721

515

479
464

530

493

722

551

531

467

525

672
667
657

677

703

654
662

704
712

693
685

692
682

711

558

647646

557

532

684

721
711

695

677
667
657
649

474

504
512
522
534
546

643

470

449

507
517

457

487
479
467

692

720

668

712

676
682

704

656

462
470
480
494
502

526
516

536
544
554

490

661
651

543

489

451
443

467

505

477

535

721

703
715

553

643

558

705

662
652
642

548

675
685

687 691

549

717

1850

11311109

0

1253

1260

11061116
1126

11361146

515

1526

668

692
702
714
720

529
521

684
674

0

547
537

626

666

650

555

705

634

0

642

656

674

115411441116
1448

1122

649

1130

1151 13531241

621 618

11851171

1216

1163

1228

1435

1242

708

677

1082 1424

1084

623

516

651

1719

534

521

432

679

1478

1141
16231375

1359

1493
173117011193

1646572

1477

1506

1469

1453

1304

1290
1352

1362

1370

1565

1514

1739

580

534
536

1601

653

1570

6281341

1098

1335

1206

1079

1600

704
1165

1162

629

1145

*Disclaimer: Note these Maps were created to the best of knowledge but do not serve as a confirmation for the legal status of the parking areas.

PARKING AREA INVENTORY

Parking Area Inventory within 75m of Traditional Commercial Streets



ALBERT RD

DROUILLARD RD

HICKORY RD

HENRY FORD CENTRE DR

W
H

EL
PT

O
N

 S
T

RI
CH

M
O

N
D

 S
T

O
N

TA
RI

O
 S

T

DEM
ING ST

MAISONVILLE AVE

TR
EN

TO
N

 S
T

1000

0

2950

1168

1247

953

0

0

0 0

0 0

1276

00 0

993

0

0

00 0

1214

0

00

0 0 00

0 12260

0 0

0

988

0

0

0

0

00

0

0 000 00 0 1151
0

0

1209

1094956

979

0

2757

1160

2744

1102 1118

1208

922 930

968 987976940 948936 963 982924

934

1210

944

1072

952 956 964 968 974 980

1236

926

0

1132

995

1175

0

1220

1182

2771

2645 1110

1101

0

1116

1016

0

1181 1191

961

988

971 979

966 994992

989949 953

960

957 985975

984

967

1009

1176

1207

931
2859

12021206

12071201

999

925

956952

942

957951

932

110510591007

2860

991985983975969 995963959953949943935931925 1117

12021194103010181008 1068
1010

1026 10461040
1034

1054
1022

1062
1050

1082
1058

10861072 1210

1112

10921098

1124

1218 1250 125612381232
1236

1220 12481230 12441206
1214

1242
1222

1226 1254
1190118011401126 117011461150

11741154
1134

11841120 1208

2861

2940

1000 11121082

1209

11091115 11331129

1200

1123
1117

1203 1227122312091211 1217
1215 1221

10451029
1205

10591063

1036 1044 1052 10781062
1054

1021 10711015 1037 1081 1089

10281012 1020

1055 1093
10851035

10771041

1076
1018

10321008 1024 1050

1017 10491009

12371235

1036 121811741160 122410501022 1074 1088 272010661058 1078 12301166
1054 1084

1032
1028

1062 1070

1018

1092

1222
1214

1228
11801040

1170

12311229122512231219
1217

1154

1215
11951191118511811175117111671163

1157
115311431137113311271123111711151109

2659
26621093108910851081107510711067

1063
105910511047104110371033102910251021

1017
10111009

115011021106 1116 11401126
1112 1122

1146

12291037 112911171067 10891077 27781059 1103 122711331085 1225
1093

1045
1063

105310291023
1033

12191111
1123

115711631167 1195

1095

11301002

1196

1005

2643

2665

2585119710891083 12591079 125512531073 12491069 124512431065 12391097 1237
1091 1233

12311051 12271045 122512211041 12191037 121512111029 12091027
1205

102110171011 1191118511791175117111651161
1157

115111451141113511311127
1121

Parking Lots Within 75m of a Traditional Mainstreet

°

0 40 80 12020

Meters11. DROUILLARD ROAD - TRENTON STREET TO DEMING STREET

Accessory - Institutional
Accessory - Place of Worship
Accessory - Residential

Public - Municipally Owned
Public - Privately Owned
Accessory - Commercial CITY OF WINDSOR PLANNING DEPARTMENT

FEBRUARY 2017

Enlarged
Area

Private - Assigned Only
Mainstreets

*Disclaimer: Note these Maps were created to the best of knowledge but do not serve as a confirmation for the legal status of the parking areas.
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*Disclaimer: Note these Maps were created to the best of knowledge but do not serve as a confirmation for the legal status of the parking areas.
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*Disclaimer: Note these Maps were created to the best of knowledge but do not serve as a confirmation for the legal status of the parking areas.
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*Disclaimer: Note these Maps were created to the best of knowledge but do not serve as a confirmation for the legal status of the parking areas.
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Heritage Register Properties
Much of the study area and surrounding neighbourhoods were built during  
earlier parts of the 20th century, and many of the buildings possess cultural 
heritage value.  Heritage buildings contribute significantly to the unique built  
form, which if demolished, would detract from the character of the BIA or 
mainstreet area.  Accordingly, study recommendations may exclude heritage 
listed properties from being considered as potential areas for off-street  
parking. A survey and review of heritage resources within and adjacent  
to the study area is currently being undertaken as part of the study. 

969-975 Ouellette Avenue, demolished in 2009. An example of 
a residential building demolished for parking. 

2008

2015

1154-56 Wyandotte St. E., a building 
listed on the Heritage Register

999 Drouilard Rd., a building listed on 
the Heritage Register

Loss of Residential Dwellings
One of the challenges of off-street parking within or near BIAs and  
Mainstreet areas is the potential loss of residential dwellings (i.e. often behind  
the commercial street), which are sometimes demolished to make room  
for parking.  This can have a destabilizing effect on the adjacent residential 
neighbourhoods—particularly when parking lots are not developed to City 
standards (e.g. no paving, lighting, landscaping, etc.). It can have a negative  
impact on the visual appearance of the street and result in disinvestment or  
lack of maintenance among the remaining residential properties. Building on 
the existing Demolition Control By-laws currently in place, Administration will 
consider how this tool may be used to prevent the unnecessary loss of existing 
housing stock along BIAs and Mainstreets and within the vicinity of these areas.



CHALLENGES & OPPORTUNITIES

The purpose of studying off-street parking is to protect  
and enhance the existing built form within traditional  
commercial areas. Following preliminary review and research 
related to built form policies and regulations, it has become 
apparent that more time beyond the expiry of the Interim  
Control By-law is needed to develop effective built form policies.
 
Council had also asked Administration “to examine the 
appropriateness of implementing design guidelines for surface 
parking within the BIAs”. Policy and zoning recommendations 
relating to the design of surface parking areas will be  
included in the Phase 2 Report. The matter of design guidelines 
for surface parking within the BIAs in other Mainstreet areas  
will be addressed through ongoing and future urban design 
studies. Research completed as part of this study will be  
provided to Urban Design Planning Staff for inclusion in  
current and future studies. 

‘Drive-Through Restaurant’ and ‘Drive-Through Food Outlet’ 
are permitted uses in some zones within the study area. 
While the typical drive-through site design (e.g. where the  
drive-through entrance, exit, and stacking lanes are located in  
the front or side yards) negatively impacts the walkability, 
pedestrian appeal, and character of traditional commercial 
areas, this study should not provide recommendations on 
whether the use should be permitted or prohibited.  Rather  
the recommendations should focus on the location of parking 
spaces, vehicle access, and stacking lanes.

Built Form Policies & Urban Design Guidelines Drive Throughs



MAP OF STUDY AREA

Following field work and background 
research within BIAs and Mainstreets, 
Administration recommends the study 
area to be scoped to the area shown. 
Areas where the built form and layout 
of the properties do not fit the profile 
of a traditional commercial area were 
excluded. Some areas may also require 
a custom policy solution as a result of 
physical differences in the layout of 
property or previously approved policy 
that already regulates off-street parking.
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BUSINESS IMPROVEMENT AREA IN THE CITY OF WINDSOR
DOWNTOWN WINDSOR B.I.A.

WYANDOTTE TOWNE
CENTRE B.I.A.

WALKERVILLE B.I.A.

FORD CITY B.I.A.

OLDE SANDWICH TOWNE B.I.A.

PILLETTE VILLAGE
B.I.A.

OLDE RIVERSIDE TOWN 
CENTRE B.I.A.

OTTAWA STREET B.I.A.

VIA ITALIA / ERIE STREE B.I.A.

APRIL 2011

DROUILLARD RD

DROUILLARD RD

ABUTTING RESIDENTIAL

ABUTTING RESIDENTIAL

SCOPED STUDY AREA

The Downtown BIA is considerably 
different from the typical linear  
model of mainstreets found in other 
BIAs regarding density, built form, mix 
of uses, availability of off-street  
parking, and existing policy and  
zoning regulations. 

To avoid potential policy or  
regulatory conflict, the focus is on the 
stretch of Ouellette Avenue south of 
Wyandotte Street, which is similar 
in form and function to other linear 
mainstreet-style BIAs.

Downtown Windsor BIA Ford City BIA Olde Sandwich Towne BIA

The Ford City BIA may warrant a  
different solution as Drouillard Road 
and the flanking residential streets 
are oriented north-south.  The north-
south orientation does not easily  
allow for parking to be provided at 
the rear of commercial properties.

To avoid any potential policy or  
regulatory conflict with the Sandwich 
HCD, the Olde Sandwich Towne BIA  
area may warrant a slightly different 
solution to fit within the Sandwich 
regulatory context.

Boundary showing Olde Sandwich Towne BIA
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discuss Phase 1 

Report
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closed

Interim Control 
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Phase 2 Study 
Recommenda-
tions to Council



NEXT STEPS

Courtesy Notification and Comments

Courtesy notifications mailed out to property owners 
within the study area inform of the Phase 1 report and 
public open house, and invite stakeholders to provide 
comments and feedback through an online survey.

Comments collected will help inform Phase 2 of the 
study, which will recommend policy direction and  
implementation measures for Council’s consideration, 
addressing the following:

		  1.   Are there areas within traditional commercial areas where off-

				    street parking should be prohibited? 

		  2.   Where is the best location to accommodate off-street parking 

				    within or adjacent to traditional commercial areas?

		  3.   What approval criteria should apply to new off-street parking 	
				    areas to minimize negative impacts on the character of 
				    traditional commercial areas?

We would love to hear from about your opinions 
through our comment form. Register your email  
address or stay tuned on our City webpage to receive 
updates on the study progress!

To access the comment form online, visit our City 
website at http://www.citywindsor.ca and follow the 
prompts:
		  Home>For Residents>Planning>Plans and  
		  Community Information>Major Projects>Off-Street 		
	 Parking in Traditional Commercial Streets

Or follow this link:
		  http://www.citywindsor.ca/residents/planning/	
		  Plans-and-Community-Information/Major- 
		  Projects/Pages/Off-Street-Parking-in-Traditional-			 
	 Commercial-Streets.aspx

Thank you for attending the open house!
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