CITY OF W INDSOR AGENDA 2/01/2021
City Council Meeting
Date: Monday, February 01, 2021
Time: 10:45 o’clock a.m.
Location: Council Chambers, 1st Floor, Windsor City Hall

All members will be participating electronically and will be counted towards
quorum in accordance with Procedure By-law 98-2011 as amended, which
allows for electronic meetings during a declared emergency. The minutes will
reflect this accordingly.
MEMBERS:

Mayor Drew Dilkens
Ward 1 – Councillor Fred Francis
Ward 2 – Councillor Fabio Costante
Ward 3 – Councillor Rino Bortolin
Ward 4 – Councillor Chris Holt
Ward 5 – Councillor Ed Sleiman
Ward 6 – Councillor Jo-Anne Gignac
Ward 7 – Councillor Jeewen Gill
Ward 8 – Councillor Gary Kaschak
Ward 9 – Councillor Kieran McKenzie
Ward 10 - Councillor Jim Morrison
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ORDER OF BUSINESS

Item #

Item Description

1.

ORDER OF BUSINESS

1.1.

In the event of the absence of the Mayor, Councillor Gill has been Appointed Acting
Mayor for the month of February 2021 in accordance with By-law 176-2018.

2.

CALL TO ORDER

3.

DISCLOSURE OF PECUNIARY INTEREST AND THE GENERAL NATURE THEREOF

4.

ADOPTION OF THE MINUTES

5.

NOTICE OF PROCLAMATIONS
Flag Raising:
“Bangladesh-Canada Association, Windsor-Essex (BCAWE) – International Mother
Language Day (IMLD)” - February 21, 2021
Illumination:
“Bulimia Anorexia Nervosa Association – Eating Disorders Awareness Week” –
February 1-7, 2021

6.

COMMITTEE OF THE WHOLE

7.

COMMUNICATIONS INFORMATION PACKAGE (This includes both Correspondence
and Communication Reports)

7.2.

Windsor Essex Regional Community Safety and Well-being Plan Deadline Update (City
Wide) (S 3/2021)

7.3.

2021 BIA Interim Levy Approval Process (C 245/2020)

7.4.

Compliance with Applicable Laws & Regulations, 2020 Q4 - City Wide (CM 1/2021)
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8.

CONSENT AGENDA

8.1.

Purchase of Six, 2021 Hybrid Minivans for Building Department - City Wide (C 2/2021)

CONSENT COMMITTEE REPORTS
8.2.

OFFICIAL PLAN AND ZONING BY-LAW AMENDMENTS requested by 1486062
Ontario Inc. for the lands located at 3850 Dougall Avenue; File Nos. OPA 136
(OPA/6168) and Z-022/20 (ZNG/6166); Ward 9 (SCM 26/2021) (S 182/2020)

8.3.

Proposed University Avenue West and Wyandotte Street West Community Improvement
Plan, Ward 2 and Ward 3 (SCM 27/2021) (S 186/2020)
Clerk’s Note: Administration submitting attached additional information memo.

8.4.

University Avenue West and Wyandotte Street West Draft CIP – Tabling – Wards 2 and
3 (SCM 28/2021) (S 178/2020)

8.5.

Close and Convey the North/South Alley between Blackburn Court and Huron Church
Road - Ward 2 - Applicant: E. Selaya - 3769 Blackburn Court - SAA/5612
(SCM 30/2021) (S 9/2020)

8.6.

Close and Convey Part of the East/West Alley between Matthew Brady Boulevard and
St. Paul Avenue, North of St. Rose Avenue - SAA/5947 - Applicant: P. Thwaites - Ward
6 (SCM 31/2021) (S 180/2020)

8.7.

Brownfield Redevelopment Community Improvement Plan (CIP) application submitted
by AIPL Canada Holdings Inc. for 1200-1220 University Avenue West (Ward 3)
(SCM 32/2021) (S 181/2020)

8.8.

Brownfield Redevelopment Community Improvement Plan (CIP) application submitted
by Duo Fratres Inc. for 1370 Argyle Road (Ward 4) (SCM 33/2021) (S 187/2020)

9.

REQUEST FOR DEFERRALS, REFERRALS AND/OR WITHDRAWALS

10.

PRESENTATIONS AND DELEGATIONS

11.

REGULAR BUSINESS ITEMS (Non-Consent Items)

11.1.

Zoning By-law Amendment Application for “light repair shop”, “retail”, and “fitness club”
to be permitted on the property known as 400 Erie Street east, and described as Lots
134 to 136, and Pt. Lot 137, Plan 122. Applicant: Storage Stop Ltd. (c/o Christine
Davison); File No. Z-021/18, ZNG/5692; Ward 3 (SCM 109/2019) (S 50/2019)
Clerk’s Note: Administration submitting the attached additional information memo.
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11.2.

Closure of the north/south alley south of Wyandotte Street E., abutting the east limit of
Florence Avenue extension, and the closure of a remnant portion of the east/west alley
south of Wyandotte Street E., east of Florence Avenue extension; Applicant – VGA
INVESTMENTS INC.; File No. SAA/6063, Ward 7 (SCM 219/2020) (S 84/2020)
Clerk’s Note: Administration submitting the attached additional information memo.

11.3.

Compliant Investigation Report - Auditor General Role, prepared as of January 14, 2021
(SCM 24/2021)

11.4.

OPA & Rezoning - Transport Terminal Land Use Study - OPA 139 OPA/6195 Z-031/20
ZNG/6194 - City Wide (SCM 2/2021) (S 170/2020)
Clerk’s Note: Administration submitting the attached additional information memo.

12.

CONSIDERATION OF COMMITTEE REPORTS

12.1.

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

13.

BY-LAWS (First and Second Reading)

14.

MOVE BACK INTO FORMAL SESSION

15.

NOTICES OF MOTION

16.

THIRD AND FINAL READING OF THE BY-LAWS

17.

PETITIONS

18.

QUESTION PERIOD

19.

STATEMENTS BY MEMBERS

City Council Meeting - February 1, 2021
Page 4 of 458

20.

UPCOMING MEETINGS
Windsor BIA Advisory Committee
Thursday January 28, 2021
3:30 p.m., Zoom Video Conference
Community Services and Parks Standing Committee- CANCELLED
Wednesday, February 3, 2021
9:00 a.m.
Development & Heritage Standing Committee
Monday, February 8, 2021
4:30 p.m., Zoom Video Conference
Environment, Transportation & Public Safety Standing Committee
Wednesday, February 17, 2021
4:30 p.m., Zoom Video Conference
Housing & Homelessness Advisory Committee
Tuesday, February 23, 2021
10:00 a.m., Zoom Video Conference

21.

ADJOURNMENT

City Council Meeting - February 1, 2021
Page 5 of 458

Item No. 7.2
Council Report: S 3/2021

Subject: Windsor Essex Regional Community Safety and Well-being
Plan Deadline Update (City Wide)
Reference:
Date to Council: 2/1/2021
Author: Leo Gil
Project Manager, CSWB Plan
519-255-5200 x 5432
lgil@citywindsor.ca
Administration
Report Date: 1/14/2021
Clerk’s File #: SS/14026
To: Mayor and Members of City Council

Recommendation:
THAT the report of the Community Safety and Well-Being Project Manager BE
RECEIVED for information.

Executive Summary:
N/A

Background:
In 2019 the Provincial government amended the Police Services Act to mandate every
municipality to prepare and adopt a Community Safety and Well-Being Plan. At their
meeting of July 8, 2019, City Council considered this initiative as outlined in Report
#S97/2019 and approved, through CR340/2019, that the Commissioner of Community
Development and Health Services undertake a Community Safety and Well Being Plan.
After discussions amongst the regional Chief Administrative Officers proposing a
regional CSWB Plan, Report S198/2019 was brought to City Council requesting
authorization to engage the County of Essex and its municipalities to develop a
Regional Community Safety and Well-Being Plan (RCSWB).
Through CR543/2019, Administration was directed to bring a regional Community
Safety and Well-Being Plan to City Council and Essex County Council in sufficient time
to be considered prior to the Provincial government’s deadline of January 1, 2021. This
deadline was established by the Province prior to the COVID-19 pandemic.
Due to the pandemic the project was paused on March 18, 2020, with core team
members redeployed to manage COVID related emergencies within their respective
organizations.
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On April 14, 2020, during this pause, the Province passed the Coronavirus (COVID-19)
Support and Protection Act, 2020, which allowed an extension to the CSWB deadline
past January 1, 2021 to an undetermined date. At their meeting of May 4, 2020, City
Council received correspondence from the Office of the Solicitor General informing
Council of the change in deadline, and that it would be working with the Association of
Municipalities of Ontario (AMO) and the City of Toronto to determine a new deadline.
The correspondence (attached as Appendix 1) was noted and filed.
The CSWB project officially resumed on June 1, 2020. City Council was provided a
project update through CR337/2020 which described key actions taken during the
project pause, including the completion and submission of letters to AMO and OMSSA
(Ontario Municipal Social Services Association) advocating for an amended deadline of
January 1, 2022. Elected officials from a number of municipalities across Ontario were
also advocating for the January 2022 deadline.
On November 9, 2020, City Council received a project update which included updated
project timelines and methodologies, and noted the following actions taken since June
2020:








Discussions with AMO and OMSSA representatives, which included a Provincewide CSWB working group to assess the status of other municipalities, as well as
the provincial deadline. These discussion led to a presumed deadline of
December 31, 2021 as no one at the OMSSA discussion table had any indication
that the Province was considering a July 1, 2021 deadline.
Finalization of Consulting Agreement with StrategyCorp, as determined through
the RFP process.
Presentation to the Regional CAO Table to provide project updates.
Presentations to municipal Councils within the region to provide elected officials
a shared understanding of the project background and approach being used.
Re-engagement of the Data team to establish current state analysis data
categories and indicators.
Completion of an interactive Regional Asset Map.

The Province had not yet established an alternate deadline and as such a presumed
project deadline of December 31 st 2021, informed by discussions with other
municipalities, AMO and Ontario Municipal Social Services Associations (OMSSA)
working groups, was pursued.
On December 24, 2020, the Ministry of the Solicitor General issued correspondence
(Appendix 2) to the City that the new CSWB Plan submission deadline is July 1, 2021.

Discussion:
Although the Community Safety and Wellbeing project team has been able to make
significant progress on the Regional CSWB Plan, the newly established submission
deadline does not allow for the completion of a fulsome and community informed plan.

City Council Meeting - February 1, 2021
Page 7 of 458

Page 2 of 6

Key to the CSWB process is the use of multi-sectoral collaboration to guide planning
and prioritization efforts. Multi-sectoral collaboration has been made difficult due to the
pressing nature of the pandemic. The workloads, responsibilities and schedules of key
community and sector partners have changed in response to the first and second waves
of the pandemic. For instance, Regional Systems Leadership Table (RSLT) members,
many of whom are from sectors identified in the legislation, such as health care and
education, have been at varying levels of capacity due to competing priorities and
continued COVID related responsibilities. During resumption of the project in June
2020, the majority of RSLT member organizations requested that re-engagement occur
in September 2020 due to additional workloads.
In acknowledgement of the realities facing our community partners, a project
methodology that included multiple avenues for engagement and a submission deadline
of December 31st 2021 was presented to Council, as well as the Councils of area
municipalities in November 2020. Currently, the project is on track with the
aforementioned timeline. Prior to the Province’s announcement of the new deadline,
project teams scheduled and began community engagements based on the current
methodology. The amended workplan is attached as Appendix 3. Should the
methodologies be revised to adhere to a July 1, 2021 deadline, significant impacts are
expected to the quality and meaningfulness of the public engagement process.
As the new deadline would greatly affect the critical path of the project, the Project
Manager sought counsel from the Co-Chairs of the Regional CSWB Systems
Leadership Table and their designates. After a thorough discussion, it was determined
that pursuit of a December 31, 2021 deadline posed the least risk. To mitigate risks as
further discussed in the Risk Section, an interim report will be provided to City and
County councils prior to the Provincial deadline. This interim report will also be sent to
the Office of the Solicitor General to show progress towards the development of the
regional CSWB Plan, and indicate December 31, 2021 as a target date for completion.
This action will ensure a fulsome and meaningful CSWB plan that incorporates
extensive sector and community engagement as prescribed in the Police Act legislation.

Risk Analysis:
While the Province recently communicated a deadline of July 1, 2021 to submit a
Council approved Community Safety and Wellbeing Plan, the amended Police Act
prescribes which sectors must be represented at the CSWB Leadership table and with
whom the project must consult. Regardless of which deadline is targetted to submit the
CSWB Plan, there is a risk that the City will be in contravention of the legislation.
As the July 1, 2021 deadline would condense the project timeline by six months,
community and sector engagement efforts would be drastically reduced or in some
cases, eliminated. There is a risk that the organizations legislated for inclusion in
CSWB planning may not have the opportunity to participate.
Considering that necessary pandemic restrictions have already eliminated many
commonly used public consultation practices, such as in-person focus groups, a
reduced engagement window may further impact the ability to engage hard-to-reach
and vulnerable populations. Initial Enhanced Sector Network engagements have
identified barriers to participation as a concern. Adherence to a July 1, 2021 deadline
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presents a risk that vulnerable populations will not have the opportunity to engage in the
planning process. This risk is mitigated by taking the time to provide alternative
methods to electronic participation. In this regard, an additional reputational risk exists
as a truncated engagement period may alienate community and population groups,
reduce community and regional buy-in, and lead to an end-product that is not
representative of the municipality and the region as a whole.
There is also a potential risk that the shortened timeframe may negatively impact
relationships with sector and community partners. Imposing additional time sensitive
requests to community partners who have already indicated limited capacities due to
the pandemic may harm relationships, or result in a lack of engagement.
A further risk to not meeting the July 1, 2021 deadline is that the amended Police Act
legislation allows for a community safety and well-being planner to be appointed to the
municipality by the Minister. Although the Province has not provided funding for the
project nor has it indicated specific funding for the region on the horizon, should the
Ministry appoint a planner to the municipality, Council would be responsible for the
planner’s remuneration and expenses. This risk is considered to be low, as the intent is
to provide a Council-approved Community Safety and Wellbeing Plan as required by
legislation, prior to the end of 2021.
However, to proceed with a proposed deadline of December 31, 2021 presents a risk in
that such a deadline contravenes that imposed by the Province. To mitigate this risk,
the Co-chairs of the CSWB project will provide both City and County Councils with an
interim report outlining the current state analysis, project timeline, and milestones
achieved. This interim report would be sent to the Office of the Solicitor General to
show progress made towards meeting the obligations of the legislation. The completed
and approved regional CSWB Plan will be submitted prior to December 31, 2021.

Climate Change Risks
Climate Change Mitigation:
N/A
Climate Change Adaptation:
N/A

Financial Matters:
City Council approved costs for the development of the Community Safety and WellBeing Plan and Project Manager to be charged to the Budget Stabilization Reserve to
an upset limit of $200,000. (CR340/2019)
Further to City Council’s approval to undertake a regional planning process,
(CR543/2019) County Council has matched the City’s $200,000 contribution to cover
the additional expenses, inclusive of the consultant, necessary to ensure the Plan
addresses the City and all County municipalities. To date, the Province has not provided
funding to this project.
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No additional funding is required with a target deadline of December 31, 2021. Upon
completion of the CSWB plan, and pending further direction from the Province, the City
and County will jointly determine next steps and future funding requirements. Should a
need for on-going funding be identified, a request for annualized funding will be brought
forward to City and County Councils during the appropriate budget development
process.

Consultations:
Shelby Askin Hager – City Solicitor
Linda Higgins - Manager of Intergovernmental Subsidies and Financial Administration
Frank Providenti – Deputy Chief of Police, Windsor Police Services
Rob Maisonville – Chief Administrative Officer, County of Essex

Conclusion:
On December 24, 2020, the Ministry of the Solicitor General communicated a new
CSWB submission deadline of July 1, 2021. This newly established deadline
significantly constrains the ability to engage in fulsome and meaningful community
engagement. A target completion date of December 31, 2021 allows for fulsome
engagement and completion of a comprehensive regional Community Safety and
Wellbeing Plan that is reflective of the community it is intended to serve.

Planning Act Matters:
N/A

Approvals:
Name

Title

Sandra Bradt

Executive Initiatives Coordinator

Stephen Lynn for Leo Gil

Project Manager, CDHS

Jelena Payne

Commissioner of Community Development
and Health Services, Corporate Leader –
Social Development and Health

Joe Mancina

Chief Financial Officer and City Treasurer,
Corporate Leader – Finance and
Technology

Onorio Colucci

Chief Administrative Officer
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Notifications:
Name

Address

Email

Erica Bassakos

ebassakos@weareunited.com

Rob Maisonville, CAO

rmaisonville@countyofessex.ca

County of Essex
Deputy Chief Providenti
Windsor Police Services

Appendices:
1
2
3

CSWB Deadline Extension Letter April 2020
Letter from Solicitor General CSWB Deadline December 2020
Windsor Essex Regional CSWB Plan Workplan January 2021
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Solicitor General

Solliciteur général

Office of the Solicitor General

Bureau de la solliciteure générale

25 Grosvenor Street, 18th Floor
Toronto ON M7A 1Y6
Tel: 416 325-0408
MCSCS.Feedback@Ontario.ca

25, rue Grosvenor, 18e étage
Toronto ON M7A 1Y6
Tél.: 416 325-0408
MCSCS.Feedback@Ontario.ca

132-2020-380
By e-mail
April 24, 2020
Dear Head of Council/Chief Administrative Officer/Municipal Clerk:
As you may know, on January 1, 2019, amendments to the Police Services Act (PSA)
came into force, which mandate every municipality in Ontario to prepare and adopt a
Community Safety and Well-Being (CSWB) plan.
As part of these legislative requirements, municipalities must consult with chiefs of
police and police services boards or detachment commanders and various other
sectors, including health/mental health, education, community/social services and
children/youth services, as they undertake the planning process. As previously
communicated, municipalities had two years from the in-force date to prepare and adopt
their first CSWB plan (i.e., by January 1, 2021). Municipalities also have the flexibility to
develop joint plans with neighbouring municipalities and/or First Nations communities,
which may be valuable in order to meet the unique needs of the area.
With the COVID-19 outbreak, our government appreciates that municipalities are
currently facing unprecedented circumstances in their communities. We also
understand that some municipalities may experience delays in their planning and
engagement processes as a result of the current provincial emergency.
In order to support our municipal, policing and community partners during this
emergency, on April 14, 2020, the government passed the Coronavirus (COVID-19)
Support and Protection Act, 2020, which amends the PSA to allow the Solicitor General
to prescribe a new deadline for the completion and adoption of CSWB plans past
January 1, 2021. The amendments came into force immediately upon Royal Assent.
This change will help ensure municipalities are able to meet the legislative requirements
and complete their CSWB plans. The Ministry of the Solicitor General (ministry) will
work with the Association of Municipalities of Ontario, as well as the City of Toronto, to
determine an appropriate new deadline that will be set by regulation at a later date. For
reference, the new Act can be found at the following link:
https://www.ola.org/en/legislative-business/bills/parliament-42/session-1/bill-189
This extension will ensure municipalities, police services and local service providers can
continue to dedicate the necessary capacity and resources to respond to the COVID-19
outbreak, while also providing adequate time to effectively undertake consultations,
work collaboratively with partners, and develop meaningful and fulsome plans following
the provincial emergency. Where possible, municipalities are encouraged to explore
…/2
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alternative options to continue on-going planning efforts, such as through virtual
engagement (e.g., webinars, teleconferences, online surveys, etc.).
At this time, the ministry would also like to provide some additional resources and
remind you of existing resources to further support municipalities and municipal partners
as these CSWB plans are prepared and adopted.
The ministry has recently developed two resource documents, which outline examples
of data sources and funding opportunities available to support the CSWB planning
process (see Appendix A and B). These resource documents were developed in
collaboration with the ministry’s Inter-Ministerial Community Safety and Well-Being
Working Group, which consists of representatives from nine Ontario ministries and the
federal government. The documents highlight examples of sector-specific data available
at the provincial, regional and local level, which can assist in the identification of local
priority risks in the community, as well as funding opportunities that can be leveraged to
support the development and implementation of plans.
As you may recall, in spring 2019, the ministry hosted webinar sessions on CSWB
planning to assist municipalities, policing and community partners as they began the
planning process. The webinars consisted of an overview of the CSWB planning
requirements and provided guidance on how to develop and implement effective plans.
A recording of these webinars has been made available and can be accessed through
the following link: http://mcscs-erb.adobeconnect.com/p3e0qppm8g30/.
The ministry has also made updates to its Frequently Asked Questions document to
provide more information and clarification regarding CSWB planning, including changes
to the CSWB planning provisions that came into force as a result of recent legislation
(see Appendix C).
Municipalities are encouraged to continue utilizing the Community Safety and WellBeing Planning Framework: A Shared Commitment in Ontario booklet to support the
planning process (see Appendix D). This booklet includes the CSWB Planning
Framework as well as a toolkit of practical resource documents, including a tool on
engagement, to guide municipalities, First Nations and their partners as they develop
and implement their plans. The booklet is also available on the ministry’s website at:
https://www.mcscs.jus.gov.on.ca/english/Publications/MCSCSSSOPlanningFramework.
html.
If communities have any questions, please feel free to direct them to my ministry staff,
Tiana Biordi, Community Safety Analyst, at Tiana.Biordi@ontario.ca or
Steffie Anastasopoulos, Community Safety Analyst, at
Steffie.Anastasopoulos@ontario.ca.

…/3
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I greatly appreciate your continued support as we move forward on this modernized
approach to CSWB together. Through collaboration, we can work to build safer and
stronger communities in Ontario.
Sincerely,

Sylvia Jones
Solicitor General
Enclosures
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Solicitor General

Solliciteur général

Office of the Solicitor General

Bureau du solliciteur général

25 Grosvenor Street, 18th Floor
Toronto ON M7A 1Y6
Tel: 416 325-0408
MCSCS.Feedback@Ontario.ca

25, rue Grosvenor, 18e étage
Toronto ON M7A 1Y6
Tél. : 416 325-0408
MCSCS.Feedback@Ontario.ca

132-2020-5553
By email
December 24, 2020
Dear Head of Council/Chief Administrative Officer/Municipal Clerk:
As you know, on January 1, 2019, amendments to the Police Services Act (PSA) came
into force which mandate every municipality in Ontario to prepare and adopt a
community safety and well-being (CSWB) plan, working in partnership with police
services/boards and various other sectors, including health/mental health, education,
community/social services, and children/youth services. As previously communicated,
municipalities originally had two years from the in-force date to prepare and adopt their
first CSWB plan (i.e., by January 1, 2021).
The government recognizes that the pandemic has created unprecedented challenges
for communities across Ontario. Over the past several months, we have heard from
municipal partners that resources have been redirected to the pandemic response and,
as a result, some have experienced delays in their CSWB planning and engagement
processes.
In an effort to support municipal, policing and community partners during the
emergency, on April 14, 2020, the government passed the Coronavirus (COVID-19)
Support and Protection Act, 2020, which amended the PSA to allow the Solicitor
General to prescribe a new deadline for the completion and adoption of CSWB plans
post January 1, 2021. This amendment came into force immediately upon Royal
Assent.
I would like to inform you that the new deadline for municipalities to prepare and
adopt a CSWB plan is now July 1, 2021. This extension provides municipalities with
an additional six months to complete their plans.
This change will ensure municipalities, police services and local service providers can
continue to dedicate the necessary capacity and resources to respond to COVID-19,
while also providing adequate time to effectively undertake consultations, work
collaboratively with multi-sectoral partners, and meet the legislative requirements to
develop meaningful and effective CSWB plans.
Community partners continue to underscore the importance and need for this type of
holistic planning that addresses crime and complex social issues on a long-term,
sustainable basis and improves the safety and well-being of Ontario communities.
…/2
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Despite the unforeseen challenges that the pandemic has created, it is encouraging to
see municipalities across the province perservere and make significant progress on
their CSWB plans through innovative and forward-thinking approaches.
I greatly appreciate your on-going support as we move forward on this modernized
approach to CSWB together. Through collaboration, we will continue to build safer and
stronger communities in Ontario.
Lastly, if municipalities have any questions about CSWB planning, please direct them to
ministry staff, Tiana Biordi, Community Safety Analyst, at Tiana.Biordi@ontario.ca.
Sincerely,

Sylvia Jones
Solicitor General
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Windsor Essex
Regional Community Safety and Well-Being Plan
Project Timeline
Year

Month

Milestones

January

Enhanced Sector Network Group Meetings

February

Regional Consultation (Online Surveys, 9 Virtual Town
Halls)

March

April

Analysis of Consultation data
CAO and Elected Officials Focus Groups based on
Consultation Feedback
Enhanced Sector Network Group- Prioritization Process

May/June

Regional Systems Leadership Table Prioritization Process

June/July

RCSWB Plan report writing and creation of Comprehensive
performance and measurement plan for each strategic
priority

2021

Completion of Regional CSWB Plan
August
Submission of Regional CSWB to Standing Committee
September/
October

RCSWB Presentation/Submission to City and County
Council(s)

November /
December

Digital and Paper Copies of the Report Made Available to
the Community
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Item No. 7.3

Council Report: C 245/2020

Subject: 2021 BIA Interim Levy Approval Process
Reference:
Date to Council: February 1, 2021
Author: Cristina Stanis
Senior Tax Analyst
519-255-6100 Ext.6929
cstanis@citywindsor.ca
Taxation & Financial Projects
Report Date: December 15, 2020
Clerk’s File #: AF2021
To: Mayor and Members of City Council

Recommendation:
That City Council RECEIVE this report of the 2021 BIA Interim Levy Approval Process
for information.

Executive Summary:
N/A

Background:
A Business Improvement Area (BIA) is a geographic area within a municipality
governed by a Board of Management. A BIA allows local businesses and property
owners to join together to provide for business promotion and local improvements.
Sections 204 to 214 of the Ontario Municipal Act, 2001 S.O. 2001, c.25, as amended
(the Act) provides guidance concerning BIA’s. Annually, the Board of Management for
each BIA is required to prepare a budget for Council to review and approve. Budgets
are typically for expenses such as advertising and promotion, newsletters, beautification
items, flower baskets, administrative costs, etc. which are used within the BIA
boundaries to promote businesses and attract customers. Repayments for City capital
projects (i.e. streetscaping) and/or other cash advances are also included in the BIA
annual budget. BIA budgets also require approval by the BIA membership.

Discussion:
Each year Administration works with the BIA’s to obtain and review their annual budget.
The annual budget determines the separate charge/levy on properties of commercial
and industrial classes within each BIA. This separate charge/levy is collected in the
Page 1 of 5
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same manner as property taxes and is typically added to the final tax bill for each
property within the BIA boundary. Payment of the separate charge/levy is made by
property owners over the last three instalments of the year.
Administration has been working with each BIA in terms of budget development and
annual reporting. Each of the nine BIA’s are currently preparing their 2021 budget
submissions and completion of the financial statements for 2020. Once complete a full
report will be brought forward for Council’s consideration prior to issuance of the 2021
final tax bills.
Until the 2021 budgets and levy are finalized, the BIA’s require funds to proceed with
planned expenditures. In keeping with prior years, Administration will be providing each
BIA with no more than 50% of the 2020 approved budget. The 2021 balance will be
provided once the final levies and notices have been issued to the members. BIA’s are
required to submit annual audited financial statements to the City before payment of
final instalments are made.

Risk Analysis:
There is little risk to the municipality with regards to BIA levies. While funds are
advanced to each BIA’s, those funds are recovered through a separate charge/levy to
the membership on the annual property tax bill. Property taxes are secured in that they
are attached to the property and not the member. Therefore should a property owner
fail to make a payment of the annual charge, it can be recovered through subsequent
property owners or collection action.
As with municipal and education taxes, the BIA final levy is based on the BIA rate and
the combined assessment values of member properties located in the BIA district
(subject to some min/max values as chosen by the individual BIA’s). There may be
some risk to the BIA’s should there be changes in assessed values, either positive or
negative, which may affect the total amount to be recovered. To mitigate this risk and to
avoid large fluctuations, which could result in a substantial repayment to the City,
Administration withholds a 5% allowance from each year’s levy, which is released at the
end of each year
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Climate Change Risks
Climate Change Mitigation:
N/A
Climate Change Adaptation:

N/A
Financial Matters:
Based upon the 2020 approved budgets an instalment of no more than 50% of the prior
year approved levy will be provided to each BIA in the first half of 2021. This instalment
will be subject to any adjustments as a result of the 2020 reconciliation with the BIA and
further subject to compliance with the requirement to provide audited financial
statements and satisfactory responses to other Administrative requests. In addition, for
those BIA’s subject to capital project repayments, the installment will be reduced by
50% of the repayment.

Business Improvement Area

2020 Approved Levy

2021 Interim Instalment
(max)

Downtown Windsor

$667,550

$333,775

Erie Street (Via Italia)

$125,000

$62,500

Ford City

$30,000

$15,000

Olde Riverside Town Centre

$65,000

$32,500

Olde Sandwich Towne

$67,100

$33,550

Olde Walkerville

$45,000

$22,500

Ottawa Street

$71,965

$35,982

Pillette Village

$40,000

$20,000

Wyandotte Town Centre

$94,000

$47,000

Consultations:
N/A
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Conclusion:
This report advises Council of the advance being made to each of the nine BIA’s so as
to provide adequate cash flow until such time as the 2021 budgets are approved. Once
the 2021 BIA budget submissions are received and Administration has completed all of
its due diligence, a report will be brought forward to City Council to seek the necessary
approvals.

Approvals:
Name

Title

Janice Guthrie

Deputy Treasurer, Taxation and Financial
Projects

Joseph Mancina

CFO/City Treasurer, Corporate
Finance and Technology

Onorio Colucci

CAO

Leader

Notifications:
Name

Address

DWBIA

419
Pelissier
St. debi@downtownwindsor.ca
Windsor, ON, N9A 4L2

Via Italia BIA – Erie St

854
Erie
St.
E. viaitaliabia@gmail.com,
Windsor, ON, N9A 3Y6 dolcevita@cogeco.net
filip@mezzo.ca

Ford City BIA

1076 Drouillard Rd, bscheuerman38@gmail.com
Windsor, ON, N8Y 2P8 info@fordcity.ca

Olde Riverside Town 2334 Cypress Ave.
Centre BIA
Windsor, ON, N8P 0A7

Email

bscheuerman38@gmail.com

Olde Sandwich Towne 3118 Sandwich St. macuderman@hotmail.com
BIA
Windsor, ON, N9C 1A6
Ottawa Street BIA

1346
Ottawa
St. ettore@bellnet.ca
Windsor, ON, N8X 2E8 ottawastreetwindsorbia@gmail.com

Pillette Village BIA

4925 Wyandotte St. E.
Windsor, ON, N8Y 1J1

bscheuerman38@gmail.com
mid-way@live.ca
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Walkerville District BIA

Wyandotte
Centre BIA

c/o Lisa Milec
chair.wbia@gmail.com
1922 Wyandotte St. E. info@visitwalkerville.com
3rd floor
Windsor, ON, N8Y 1E4

Town 1380 Wyandotte St. E
ask@wtcbia.com
Windsor, ON, N9A 3K7 wadegriffith@thepatiolounge.ca
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Item No. 7.4

Council Report: CM 1/2021

Subject: Compliance with Applicable Laws & Regulations, 2020 Q4 City Wide
Reference:
Date to Council: February 1, 2021
Author: Marco Aquino
Executive Initiatives Coordinator
519-255-6100 ext 6477
maquino@citywindsor.ca
City Treasurer
Report Date: January 7, 2021
Clerk’s File #: AF/11247
To: Mayor and Members of City Council

Recommendation:
THAT City Council RECEIVE FOR INFORMATION the Status Report on Compliance
with Applicable Laws and Regulations, 2020 Q4.

Executive Summary:
N/A

Background:
Administration reports quarterly on the status of compliance with applicable laws and
regulations.

Discussion:
Departments/divisions were asked to verify compliance with applicable laws and
regulations by using the Microsoft Outlook voting feature and selecting statements
indicating either compliance or non-compliance.
Additionally, department/division
heads were asked to indicate if any items should be added to or deleted from the listing.
If an item was not in compliance, the department/division was instructed to provide a
description of the implications associated with not meeting the required deadline.
Appendix A is a listing of items identified by administration that require compliance with
applicable laws and regulations / inquiries received from government agencies as of
December 31, 2020.
Email confirmations of compliance were received from
departments as outlined above.
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As of December 31, 2020 administration confirms that it is in compliance with all
applicable laws, regulations and inquiries received from government agencies.

Risk Analysis:
Non-compliance with provincial and federal regulations is subject to fines, suspension of
operations, and other penalties. This report is authored on a quarterly basis and
provided to City Council to ensure that compliance with these regulations is verified and
that administration can correct any deficiencies in a timely manner.

Climate Change Risks:
N/A

Financial Matters:
N/A

Consultations:
The original listing was prepared by the Office of the City Treasurer and maintained
through the regular contributions of all departments.
The following personnel
contributed to the verification of this listing:










Alina Sirbu, Administrator, Huron Lodge
Andrew Daher, Executive Director – Employment & Social Services
Debbie Cercone, Executive Director – Housing & Children’s Services
Dan Seguin, Deputy Treasurer – Financial Accounting
Dwayne Dawson, Executive Director – Operations
Jake Renaud, Senior Manager of Pollution Control
Janice Guthrie, Deputy Treasurer – Taxation & Revenue
Ray Mensour, Executive Director – Recreation & Culture
Melissa Osborne, Senior Manager Asset Planning

Conclusion:
There are no exceptions to the corporation’s compliance with applicable laws and
regulations.

Planning Act Matters:
N/A
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Approvals:
Name

Title

Marco Aquino

Executive Initiatives Coordinator

Joe Mancina

Chief Financial Officer & City Treasurer

Onorio Colucci

Chief Administrative Officer

Notifications:
Name

Address

Email

Appendices:
1

Appendix A - Quarterly Compliance List - 2020 Q4
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City of Windsor
Compliance List
4th Quarter 2020
As of December 31, 2020

APPENDIX A

December

November

October

September

August

July

June

May

April

March

Responsibility

February

Item

January

Required Compliance Date

Annual Reports
Building
1 Building permit fee Report Per sec 7(4) of the Building Code Act
City Clerk
Information and Privacy Commission as required by the Municipal Freedom of
2
Information and Protection of Privacy Act.
Ministry of Labour, Training & Skills Development (MLTSD) – Employment
Employment & Social Services
3
Services – Statement of Revenue/Expenditures
Employment & Social Services
4 Ontario Works Administration & Employment Annual Reconciliation
Ministry of Labour, Training & Skills Development (MLTSD) - Canada-Ontario
Employment & Social Services
5
Jobs Grant - SRER
Finance - Accounting
6 Charity Information Return-United Fund
Finance - Accounting
7 T-4/T-4A Annual Filing with CRA
Finance - Accounting
8 Annual Employer Health Tax Return
Finance - Accounting
9 Councillor Remuneration Reporting
Finance - Accounting
10 OMERS 119 Report
Finance - Accounting
11 Salary Disclosure Filing
Finance - Accounting
12 Annual Financial Information Return to Ministry
Finance - Accounting
13 Signed Declaration of Municipal Treasurer-FIR Sch 02
Finance - Accounting
14 Annual Corporate Tax Returns with CRA
Finance - Accounting
15 Annual Charity Information Return- Willistead Manor Inc.
Finance - Accounting
16 Local Govt- Debenture & Other LTD-New Issues Report Stats Canada
Finance - Accounting
Annual Audited Financial Statements
17
(No specific deadline: To be submitted when available - before Dec 31st)
Publication of Annual Audited FIS on City's Website (written 60-days of receiving
Finance - Accounting
18
audited FIS)
Finance - Asset Planning
19 Federal Gas Tax Reporting (AMO)
Finance - Asset Planning
20 AMP requirements for O.Reg 588/17 (every 2 years)
Unified Enterprise Survey-Capital Expenditures Prelim. Est Report Stats Canada
Finance - Asset Planning
21
22 Energy Consumption Report (O. Reg. 507/18)
23 Property Tax Assessment Appeals
24 Property Taxation Policy - Bylaws

Finance - Asset Planning
Finance - Taxation
Finance - Taxation
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City of Windsor
Compliance List
4th Quarter 2020
As of December 31, 2020

APPENDIX A

25 Tax Relief Applications - Charity
26 Tax Relief Applications - Vacancy
27 Tax Relief Application - Section 357/358
Ministry of Municipal Affairs & Housing - Community Homelessness Prevention
28
Initiative (CHPI) Annual Investment Plan
29 Canada-Ontario Affordable Housing Program
30 Service Manager Annual Information Return (Housing)
31 Ministry of Education - Child Care & Early ON
32 PHIPPA Report
33 Trust Audit
34 Revenue / Occupancy Report
35 Annual Reconciliation Report
36 Ministry of Attorney General reporting requirement
37 HWIN registration (oil disposal per site)
38 Vehicle licensing/Emission testing
39 Dealer’s License per the Motor Vehicle Dealer Act, 2002
40 Road Salt Annual Report
41 Motor Vehicle Inspection Station License (by mechanic) - Government
42 Motor Vehicle Inspection Station License (by mechanic) - Private
43 Dedicated Gas Tax Funds for Public Transportation Reporting Template
44 Employment Equity Report
45 Canadian Urban Transit Association Urban Transit Statistics
46 MOECC Annual Plant Report - Little River Pollution Control Plant
47 MOECC Annual Plant Report - Lou Romano Water Reclamation Plant
48 MOECC Annual Plant Report - Retention Treatment Basin
49 HWIN Registration (four sites)
50 MOECC Landfill Report - East Riverside
51 MOECC Landfill Report - Malden (every 2 years)
52 NPRI - Little River Pollution Control Plant
53 NPRI - Lou Romano Water Reclamation Plant
54 EC WSER Annual Report - CSO

Finance - Taxation
Finance - Taxation
Finance - Taxation
Housing & Children’s Services
Housing & Children’s Services
Housing & Children’s Services
Housing & Children’s Services
Huron Lodge
Huron Lodge
Huron Lodge
Huron Lodge
Provincial Offences
PW - Operations
PW - Operations
PW - Operations
PW - Operations
PW - Operations
PW - Operations
Transit Windsor
Transit Windsor
Transit Windsor
Pollution Control
Pollution Control
Pollution Control
Pollution Control
Pollution Control
Pollution Control
Pollution Control
Pollution Control
Pollution Control
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January
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City of Windsor
Compliance List
4th Quarter 2020
As of December 31, 2020

APPENDIX A

55
56
57
58
59
60
61
62
63
64
65
66
67
68
69
70
71
72
73
74
75
76
77
78
79

Bi-Annual / Quarterly Reports
Ministry of Labour, Training & Skills Development (MLTSD) – Employment
Services (QSAR and EER)
Ministry of Labour, Training & Skills Development (MLTSD) - Canada-Ontario
Jobs Grant (QSAR/EER)
Ontario Works - Quarter Program Delivery Reconciliation
Community Homelessness Prevention Initiative
Investment in Affordable Housing (IAH) and Extension (IAH-E) (PDFP)
Social Infrastructure Fund Program Delivery and Fiscal Plan (PDFP)
Reaching Home
High Intensity Needs
Laboratory Services
Ministry of Health Staffing Survey
Society of Composers, Authors and Music Publishers of Canada ( SOCAN)
EC WSER - Plant Report - Little River Pollution Control Plant (Plant 1)
EC WSER - Plant Report - Little River Pollution Control Plant (Plant 2)
EC WSER - Plant Report - Lou Romano Water Reclamation Plant
Immigration, Refugees and Citizenship Canada- Local Immigration Partnership
Monthly Reports
Ontario Works - Financial Assistance
Tax Assessment Minutes of Settlements
CRA- Payroll Remittances-Schedule 2 therefore weekly
Employer Health Tax Filing
Monthly HST Returns
OMERS Regular Remittances
High Intensity Needs
Construction Per Diem
MOECC - MUMPS Report - Little River Pollution Control Plant
MOECC - MUMPS Report - Lou Romano Water Reclamation Plant

Employment & Social Services
Employment & Social Services
Employment & Social Services
Housing & Children’s Services
Housing & Children’s Services
Housing & Children’s Services
Housing & Children’s Services
Huron Lodge
Huron Lodge
Huron Lodge
Recreation
Pollution Control
Pollution Control
Pollution Control
Employment & Social Services
Employment & Social Services
Finance - Taxation
Finance-Accounting
Finance-Accounting
Finance-Accounting
Finance-Accounting
Huron Lodge
Huron Lodge
Pollution Control
Pollution Control
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Item No. 8.1

Council Report: C 2/2021

Subject: Purchase of Six, 2021 Hybrid Minivans for Building Department
- City Wide
Reference:
Date to Council: February 1, 2021
Author: Angela Marazita
Fleet Manager
519-255-6560 x4244
amarazita@citywindsor.ca
Public Works - Operations
Report Date: February 14, 2021
Clerk’s File #: SB2021
To: Mayor and Members of City Council

Recommendation:
THAT City Council APPROVE the Award of RFP 173-20 Purchase of Six (6) Hybrid
Minivans; and,
THAT City Council APPROVE a transfer of $18,115 from the 2020 Fleet Additions
Project 7201009 to the 2020 Fleet Replacement Project 7201008 to fund the shortfall
for one (1) replacement unit; and,
THAT the Purchasing Manager BE AUTHORIZED to issue a purchase order to
Provincial Chrysler in the amount of $290,412 (net of rebate, excluding HST) for the
purchase of the six (6) Chrysler Pacifica Hybrid minivans, subject to approval as to
technical content by the City Engineer and in financial content to the Chief Financial
Officer and City Treasurer.

Executive Summary:
N/A

Background:
The report of Public Works – Operations, dated October 23, 2020 entitled “Purchase of
Six, 2021 Chevrolet Bolt, Fully Electric Vehicles for Building Department” was presented
to City Council at its meeting held on November 9, 2020.
CR564/2020 directed “That the existing RFP BE RESCINDED and that a new RFP BE
ISSUED for hybrid mini-vans that would replace these vehicles and that Administration
BE DIRECTED to come back with a draft policy for Council’s consideration on how to
replace vehicles while at the same time supporting the Climate Change Plan.
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This purchase is to replace one (1) minivan and provide for five (5) additional vehicles
for the Building Department as approved by City Council during the 2020 capital budget
process, CR B57/2020.
In 2017, an electric vehicle was piloted in the Building Division to assess suitability for
use of an electric vehicle as a mobile office and as a replacement for utilizing minivans.
Concerns considered during the pilot program included ensuring an adequate size
vehicle for staff and mobile equipment, operator ergonomic requirements, vehicle idling
challenges for a mobile office, service requirements and operating costs.
The pilot program provided sufficient information and confidence to move the Building
Division vehicles to an electric fleet. Benefits of this transition are as follows:







Comfortable and suitable mobile office
Elimination or reduction in vehicle idling
Elimination or reduction in emissions
Reduction in operating costs Increased productivity due to a reduction in
maintenance requirements
Less impact on delivering Provincially legislated inspections
Adherence to the Green Fleet Plan and corporate climate change initiatives

The Building Division’s fleet currently consists of one (1) fully electric vehicle and
seventeen (17) minivans. Due to the successful electric vehicle pilot program, the
Building Division has expressed an interest in utilizing fully electric vehicles wherever
possible in the performance of their daily operations.

Discussion:
As per CR564/2020, RFP 173-20 was issued by the Purchasing Department to select
the replacement and additional units. Three (3) submissions where received and
evaluated. Technical specifications and cost where the two criteria which where rated
and combined to give a final overall score. Provincial Chrysler submitted the proposal
that had the lowest cost while achieving the highest technical score which resulted in
the highest overall score.
Furthermore, Council directed Administration for a draft policy for Council’s
consideration on how to replace vehicles while at the same time supporting the Climate
Change Plan.
CR258/2011 approved the Fleet Mandate, Fleet Review Committee Charter and Fleet
Use Policy to govern the management and use of the corporate fleet.
Also, in 2012, City Council approved the Green Fleet Plan as a guiding document for
the operation and management of the City’s fleet.
Revisions to these documents will be brought forward to City Council under a separate
report.
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Risk Analysis:
The vehicles identified are currently eligible and qualify for a significant government
rebate of $5,000.00 per vehicle. Any delay in purchasing these vehicles may result in
losing our ability to access these rebate dollars if the funds are no longer available or
the rebate is discontinued.
There is a risk of greater downtime with a hybrid vehicle due to the regular service
intervals that are required, resulting in a loss of productivity for Building inspectors.

Climate Change Risks
Climate Change Mitigation:
Emissions from the corporate fleet are included in the corporate greenhouse gas
emissions inventory. As vehicles are replaced, consideration is given to fuel-efficient
vehicles. Hybrid vehicles still utilize fuel and contribute to the emissions inventory,
however, they contribute lower emissions than a standard internal combustion engine
vehicle. Integration of fully electric vehicles in the city fleet would have an even greater
impact on decreasing the total projected emissions and reducing the total cost of fuel.
The Chrysler Pacifica Hybrid is a plug-in hybrid electric vehicle (PHEV). It does not
have to be plugged in but will be more fuel-efficient if it is. PHEVs can run in electriconly mode until the battery needs to be recharged. When operating in electric-only
mode, there are no tailpipe emissions. Actual range on electric power depends on
factors such as speed driven, driving style, cargo, topography, weather, climate control
and other accessory usage.
Climate Change Adaptation:
N/A

Financial Matters:
The six (6) units have been approved by the Fleet Review Committee in consideration
of forecasted fleet replacements and additions and by City Council during the 2020
capital budget process, CR-B57/2020.
The Chrysler Pacifica Hybrid is eligible for a federal incentive of $5,000 per vehicle.
The total net cost for the six (6) vehicles is $290,412 excluding HST and net of the
rebate, or $295,523 including non-refundable HST and net of the rebate.
The approved 2020 budget for the one (1) replacement unit is $31,135 including nonrefundable HST and the approved 2020 budget for the additional five (5) units is
$225,000. The total budget allotted for the purchase of all 6 units is $256,135.
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Summary of Budgets and Costs

Replacement
Unit (#351)

Budget - including non-refundable HST
Actual - including non-refundable HST
Funding Variance - (Shortfall)

(5) Additional
Units

$31,139
49,254
($18,115)

$225,000
246,269
($21,269)

Totals
$256,139
295,523
($39,384)

While there is a shortfall in direct funding for the approved replacement and additions,
the 2020 Fleet Additions project has an additional funding allotment of $150,000 to fund
unforeseen and emergency situations. Administration recommends funding this amount
of ($39,384) for all six (6) units from the unforeseen and emergency funding in the 2020
Fleet additions project, 7201009. This project will also fund the necessary charging
infrastructure at a cost of approximately $50,000.
The replacement cost for one (1) unit will be charged to the 2020 Corporate Fleet
Replacement Project 7201008 and the cost of the addition of five (5) units will be
charged to the 2020 Fleet Additions and Upgrades Project 7201009. Funding of
$18,115 can be transferred from the 2020 Fleet Additions Project to the 2020 Fleet
Replacement Project to fund the shortfall. There are sufficient uncommitted funds
remaining in these projects for the purchase of these vehicles.
With the purchase of hybrid minivans, the Building Division will be impacted by a
nominal increase in the annual fleet vehicle rental rate of $2,550 per year for the six (6)
vehicles due to the change from minivans to hybrid minivans. As noted earlier in this
report these additional costs are expected to be offset by the anticipated savings in fuel
and maintenance costs.

Consultations:
John Revell, Chief Building Official
Dan Lunardi, Manager of Inspections/Deputy Chief Building Official

Conclusion:
Administration recommends the purchase of these six (6) Chrysler Pacifica Hybrid
minivans from Provincial Chrysler.

Planning Act Matters:
N/A

Approvals:
Name

Title

Cindy Becker

Financial Planning Administrator – Public
Works Operations

Dwayne Dawson

Executive Director of Operations
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Name

Title

Mark Winterton

City Engineer

Alex Vucinic

Purchasing Manager

Joe Mancina

City Treasurer

Onorio Colucci

Chief Administrative Officer

Notifications:
Name

Address

Email

Appendices:
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Item No. 8.2

Committee Matters: SCM 26/2021

Subject: OFFICIAL PLAN AND ZONING BY-LAW AMENDMENTS requested by
1486062 Ontario Inc. for the lands located at 3850 Dougall Avenue; File Nos. OPA
136 (OPA/6168) and Z-022/20 (ZNG/6166); Ward 9

Moved by: Councillor Holt
Seconded by: Councillor Sleiman
Decision Number: DHSC 243
I. THAT the parcel described as Lots 41 & 216, Block E, and Pt Lots 39, 40 & 215,
Registered Plan 1489, located on the southeast corner of Dougall Avenue and
Cabana Road W., BE EXEMPT from the provisions of Interim Control By-law
103/2020 and further, that Interim Control By-law 103/2020 BE AMENDED by
adding to Section 5 the following paragraph:
 Southeast Corner of Dougall Avenue and Cabana Road W
Lots 41 & 216, Block E, and Pt Lots 39, 40 & 215, Registered Plan 1489;
Roll No. 080-060-00100;
II.

THAT the City of Windsor Official Plan, Volume II, Part 1 – Special Policy Areas,
BE AMENDED by adding site specific policies as follows:
1.X
Southeast Corner of Dougall Avenue and Cabana Road W
1.X.1 The property described as Lots 41 & 216, Block E, and Pt Lots 39, 40 &
215, Registered Plan 1489, located on the southeast corner of Cabana
Road West and Dougall Avenue, municipally known as 3850 - 3854 Dougall
Avenue, is designated on Schedule A: Planning Districts and Policy Areas
in Volume I – The Primary Plan.
1.X.2 Notwithstanding the policy in section 6.5.3.1 of the Official Plan, Volume I,
dwelling units shall be an additional permitted use within the existing
second floor above commercial uses on the main floor of the 2-storey
building on the subject property.

III.

THAT an amendment to the Zoning By-law 8600 BE APPROVED to change the
zoning for the property described as Lots 41 & 216, Block E, and Pt Lots 39, 40 &
215, Registered Plan 1489, located on the southeast corner of Cabana Road West
and Dougall Avenue, by adding the following site-specific zoning provision to
permit dwelling units in a combined use building as additional permitted use on the
subject land:
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“410. Southeast Corner of Dougall and Cabana
For the lands comprising Lots 41 & 216, Block E, and Pt Lots 39, 40 & 215,
Registered Plan 1489, the following shall be permitted
1)

Dwelling Units in a Combined Use Building with any one or more of
the uses permitted in the CD2.1 zone; provided that
i. All dwelling units, not including entrances thereto, shall be located
above the commercial uses;
ii. All dwelling units shall be located within the existing second floor
of the 2-storey commercial building on the subject land; and
iii. Required parking for the dwelling units shall be clearly marked,
assigned and set apart from the commercial parking spaces on the
subject land.
[ZDM 9; ZNG-6166]”

Carried.
Report Number: S 182/2020
Clerk’s File: ZB/13948 & ZO/13998

Clerk’s Note:
1. The recommendation of the Standing Committee and Administration are the
same.
2. Please refer to Item 7.1 from the Development and Heritage Standing Committee
meeting held January 11, 2021.
3. To view the stream of this Standing Committee meeting, please refer to:
http://csg001harmony.sliq.net/00310/Harmony/en/PowerBrowser/PowerBrowserV2/20210121/
-1/5215
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Council Report: S 182/2020

Subject: Official Plan and Zoning By-law Amendments requested by
1486062 Ontario Inc. for the lands municipally known as 3850 - 3854
Dougall Avenue; File Nos. OPA 136 (OPA/6168) and Z-022/20 (ZNG/6166);
Ward 9
Reference:
Date to Council: January 11, 2021
Author: Justina Nwaesei, MCIP, RPP
Planner III - Subdivisions
519-255-6543, ext. 6165
jnwaesei@citywindsor.ca
Planning & Building Services
Report Date: December 14, 2020
Clerk’s File #: ZB/13948 & ZO/13998
To: Mayor and Members of City Council

Recommendation:
I.

That the parcel described as Lots 41 & 216, Block E, and Pt Lots 39, 40 & 215,
Registered Plan 1489, located on the southeast corner of Dougall Avenue and
Cabana Road W., BE EXEMPT from the provisions of Interim Control By-law
103/2020 and further, that Interim Control By-law 103/2020 BE AMENDED by
adding to Section 5 the following paragraph:


II.

Southeast Corner of Dougall Avenue and Cabana Road W
Lots 41 & 216, Block E, and Pt Lots 39, 40 & 215, Registered Plan 1489;
Roll No. 080-060-00100;

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

Southeast Corner of Dougall Avenue and Cabana Road W

1.X.1 The property described as Lots 41 & 216, Block E, and Pt Lots 39, 40 &
215, Registered Plan 1489, located on the southeast corner of Cabana
Road West and Dougall Avenue, municipally known as 3850 - 3854 Dougall
Avenue, is designated on Schedule A: Planning Districts and Policy Areas
in Volume I – The Primary Plan.
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1.X.2 Notwithstanding the policy in section 6.5.3.1 of the Official Plan, Volume I,
dwelling units shall be an additional permitted use within the existing
second floor above commercial uses on the main floor of the 2-storey
building on the subject property.
III.

That an amendment to the Zoning By-law 8600 BE APPROVED to change the
zoning for the property described as Lots 41 & 216, Block E, and Pt Lots 39, 40 &
215, Registered Plan 1489, located on the southeast corner of Cabana Road West
and Dougall Avenue, by adding the following site-specific zoning provision to
permit dwelling units in a combined use building as additional permitted use on the
subject land:
“410. Southeast Corner of Dougall and Cabana
For the lands comprising Lots 41 & 216, Block E, and Pt Lots 39, 40 & 215,
Registered Plan 1489, the following shall be permitted
1)

Dwelling Units in a Combined Use Building with any one or more of
the uses permitted in the CD2.1 zone; provided that
i.
ii.
iii.

All dwelling units, not including entrances thereto, shall be located
above the commercial uses;
All dwelling units shall be located within the existing second floor
of the 2-storey commercial building on the subject land; and
Required parking for the dwelling units shall be clearly marked,
assigned and set apart from the commercial parking spaces on the
subject land.
[ZDM 9; ZNG-6166]”

Executive Summary:
N/A

Background:
1. KEY MAP
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2. APPLICATION INFORMATION
LOCATION: Southeast corner of Cabana Road West and Dougall Avenue;
municipally known as 3850 - 3854 Dougall Avenue.
APPLICANT: 1486062 ONTARIO INC. (C/O MARCO SAVONI)
CORPORATE PROFILE: John Donato, Sole Director; Marco Savoni, President/
Secretary/ Treasurer
AGENT: DILLON CONSULTING LTD (C/O JOSH HURLEY-BURNS)
REGISTERED OWNER: SAME AS APPLICANT
PROPOSAL: The applicant proposes to convert the existing second floor commercial
units in the existing building on the subject land to 16 dwelling units. No new
building or building addition is proposed.
The applicant is requesting an amendment to City of Windsor Official Plan by way of
a site-specific policy direction to allow residential units as additional permitted use
within the existing second floor area above commercial uses on lands designated
Commercial Corridor by Official Plan Vol. I and described as Lots 41 & 216, Block
E, and Pt Lots 39, 40 & 215, Registered Plan 1489.
The applicant is also requesting a site-specific amendment to Zoning By-law 8600
to allow dwelling units as additional permitted use within the existing second floor
area above ground floor commercial uses, thereby creating a combined use building
on the subject CD2.1 lands.
ADDITIONAL I NFORMATION PROVIDED BY THE APPLICANT:
1) The second floor has been vacant for well over 10 years. **(see

note under Site

Information)

2) The property has utilized the City of Windsor Vacancy Rent Rebate Program
for over 10 years due to the second floor chronic vacancy.
3) Many of the existing commercial tenants have shown great interest in leasing
residential apartments on the second floor. This would afford them to save time
and money when operating their businesses.
4) Second-floor residential would also allow for more parking. Commercial tenants
simply require more parking for employees and customers.
5) No additional square footage will be added and only the second floor will be
used for residential.
SUBMISSIONS BY APPLICANT:
 Applications (OPA & ZBA)
 Planning Justification Report
 Site Plan
 Corporate Profile
 Deed
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3. SITE INFORMATION
OFFICIAL PLAN

ZONING & ZDM

CURRENT USE(S)

PREVIOUS
U SE(S)

Main Floor Commercial
Commercial District 2.1 Uses, second floor – Commercial
Primary Plan Designation: (CD 2.1)
note
mostly
vacant
gym **(see
Commercial
Corridor
– ZDM 9
b
elow)
space & a small office
Schedule D: Land Use
unit
FRONTAGE
D EPTH
AREA
SHAPE
141.9 m on Dougall Ave.

irregular

12,278
m2
1.227ha)

(3.03ac, Irregular

Note:

All measurements are approximate
**Applicant states that the current office on the second floor only occupies 3500 ft.². The remaining 14,250 ft.² of second floor
space has been vacant for well over 10 years.

Additional Site Information from Applicant’s Planning Justification Report (PJR):
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4. REZONING MAP
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5. NEIGHBOURHOOD CHARACTERISTICS
NEIGHBOURHOOD MAP
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SURROUNDING LAND USE
On the south side of the subject land there are commercial developments and on the
east residential developments, mostly of the single detached type. Dougall Avenue and
Cabana Road West abut the subject land on the west and north sides, respectively.
Further north of the subject land, on the north side of Cabana Rd., there is a commercial
development and more single detached residential developments. Further west of the
subject land, on the west side of Dougall Ave., there are commercial developments and
single detached residential developments. Appendix A contains Site Photos from
Google Maps (October 2018).
MUNICIPAL INFRASTRUCTURE
The subject land and surrounding lands are serviced by existing municipal infrastructure
noted below:
 A 200mm diameter PVC sanitary sewer along the east side of Dougall Avenue; and
 A 735mm - 875mm diameter RCP storm sewer along the east side of Dougall
Avenue.
 A 1200mm diameter RCP storm sewer and 250mm diameter PVC sanitary sewer
along the south side of Cabana Road W.
 Led street lights, telecommunications & Fibre Optics, Fire hydrants and watermain
within the subject area, along Dougall and Cabana.
 Concrete sidewalks, curbs and gutters along both sides of Dougall and Cabana
Roads.
 Public Transit available in the subject area. Dougall 6 and South Windsor 7 Transit
Windsor routes provide direct service to the area.
 Closest Windsor Public Transit Bus stops are at Cabana by Dougall.
 Dougall Avenue and Cabana Road are classified as Class 2 Arterial Roads.

Discussion:
The applicant has provided a Planning Justification Report (PJR) prepared by Dillon
Consulting Ltd. and dated June 2020. I have reviewed the Planning Analysis and
Planner’s opinion provided in the PJR and I am satisfied with the analysis provided in
the PJR. The Planning Analysis and opinion prepared by Dillon Consulting is attached
as Appendix H [Excerpts from the Applicant’s Planning Justification Report (PJR)] to
this report.
1. PLANNING ACT
The comments, submissions or advice affecting a planning matter provided by the
council of a municipality, as well as the decision of the council of a municipality shall be
consistent with the Provincial Policy Statement 2020 (PPS 2020) and shall conform to
the official plan.
2. PROVINCIAL POLICY STATEMENT (PPS) 2020
The recommended amendments to the Official Plan and Zoning By-law 8600 promote
residential intensification in an area that has a mix of residential and commercial uses.
The following PPS policies are deemed relevant for discussion:
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1.1.1
Healthy, liveable and safe communities are sustained by:
a) promoting efficient development and land use patterns which sustain the financial well -being of
the Province and municipalities over the long term;
b) accommodating an appropriate affordable and mark et-based range and mix of residential types
(including single-detached, additional residential units, multi-unit housing, affordable housing and
housing for older persons), employment (including industrial and commercial), institutional
(including places of worship, cemeteries and long-term care homes), recreation, park and open
space, and other uses to meet long-term needs;
c) avoiding development and land use patterns which may cause environmental or public health
and safety concerns;
d) avoiding development and land use patterns that would prevent the efficient expansion of
settlement areas in those areas which are adjacent or close to settlement areas;
g) ensuring that necessary infrastructure and public service facilities are or will be available to meet
current and projected needs;
i) preparing for the regional and local impacts of a changing climate.

The amendments will facilitate the re-use of an underutilized second floor commercial
space in an existing commercial plaza by converting it to a multi-unit residential
development; thereby, promoting an efficient development that will accommodate a mix
of commercial and residential development on the subject lands. The existing residential
uses within the immediate area are mostly single detached dwellings, so these
amendments will bring about a mix of residential types in the area. Policies 1.1.1(a) &
(b) are satisfied.
There are no known environmental or public health & safety concerns; therefore, policy
1.1.1(c) is satisfied.
The subject land contains an existing commercial development surrounded by other
existing developments in the area; therefore, there are no concerns with efficient
expansion of the settlement area and policy 1.1.1 (d) is satisfied.
The subject land is currently serviced by existing infrastructure, electricity generation
facilities and transmission and distribution systems, and public service facilities per
policy 1.1.1(g).
With respect to 1.1.1(i) – Existing active transportation, public transit and the fact that
people can live and work within their neighbourhood all contribute to reduction in carbon
footprint and positively impact our environment and climate change.
The subject amendments are consistent with policy 1.1.1 of the PPS.
1.1.3.1

Settlement areas shall be the focus of growth and development.

1.1.3.2 Land use patterns within settlement areas shall be based on densities and a mix of land
uses which:
a) efficiently use land and resources;
b) are appropriate for, and efficiently use, the infrastructure and public service facilities which
are planned or available, and avoid the need for their unjustified and/or uneconomical
expansion;
c) minimize negative impacts to air quality and climate change, and promote energy efficiency;
d) prepare for the impacts of a changing climate;
e) support active transportation;
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f) are transit-supportive, where transit is planned, exists or may be developed;
1.1.3.3 Planning authorities shall identify appropriate locations and promote opportunities for
transit-supportive development, accommodating a significant supply and range of housing options
through intensification and redevelopment where this can be accommodated tak ing into account
existing building stock or areas, including brownfield sites, and the availability of suitable existing.

These amendments create opportunity for growth and development within the
settlement area. The amendments promote a mixed development (residential above
commercial) that will make efficient use of existing infrastructure. There are existing
active transportation options (such as sidewalks) and transit services adjacent to the
subject land. The proposed mixed-use development creates an increase in residential
density, which in turn supports public transit. The subject land is a corner lot bounded
by two arterial roads within an established neighbourhood and represents an
appropriate location for intensification. The subject amendments are consistent with
policies 1.1.3.1. 1.1.3.2 and 1.1.3.3 of the PPS.
1.4

Housing

1.4.1
To provide for an appropriate range and mix of housing options and densities required to
meet projected requirements of current and future residents of the regional mark et area, planning
authorities shall:
a) maintain at all times the ability to accommodate residential growth for a minimum of 15
years through residential intensification and redevelopment and, if necessary, lands which are
designated and available for residential development;
1.4.3
Planning authorities shall provide for an appropriate range and mix of housing options
and densities to meet projected mark et-based and affordable housing needs of current and future
residents of the regional mark et area by:
b) permitting and facilitating:
1. all housing options required to meet the social, health, economic and well -being
requirements of current and future residents, ...; and
2. all types of residential intensification, including additional residential units, and
redevelopment in accordance with policy 1.1.3.3;
c) directing the development of new housing towards locations where appropriate levels of
infrastructure and public service facilities are or will be available to support current and
projected needs;
d) promoting densities for new housing which efficiently use land, resources, infrastructure and
public service facilities, and support the use of active transportation and transit in areas where
it exists or is to be developed;

These amendments promote the re-use of an underutilized second floor commercial
area in the plaza. The applicant states that the second floor has been vacant for well
over 10 years and the property has utilized the City of Windsor Vacancy Rent Rebate
Program for over 10 years due to the second floor chronic vacancy.
The proposed multi-unit residential use on the second floor creates the opportunity for a
higher density and compact development in an area surrounded by commercial uses
and single detached dwellings and results in a net increase in residential units or
accommodation. Therefore, the amendments will result in an intensification of the
subject site and area. The amendments will facilitate the municipality’s ability to
accommodate residential growth through intensification and will provide a form of
housing that is appropriate in terms of range and mix, and will meet the social, health
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and well being of current and future residents. Appropriate level of infrastructure, active
transportation and transit services are available in the subject area. The subject
amendments are consistent with policy 1.4 of the PPS.
1.7.1
Long-term economic prosperity should be supported by:
b) encouraging residential uses to respond to dynamic mark et-based needs and provide necessary
housing supply and range of housing options for a diverse work force;
c) optimizing the long-term availability and use of land, resources, infrastructure and public service
facilities

These amendments encourage residential intensification by providing additional
housing supply, which is an appropriate response to the market-based housing needs in
the City of Windsor. The proposed residential development optimizes the availability
and use of land and infrastructure by intensifying the use of an underutilized, mostly
vacant, part of an existing commercial building. The amendments are consistent with
policy 1.7.1 of the PPS.
In summary, the above planning analysis demonstrates that the subject Official Plan
amendment and zoning by-law amendment are consistent with the relevant Policies of
PPS 2020.
3. OFFICIAL PLAN (OP)
The subject land is designated Commercial Corridor in the land use schedule of the
Official Plan Vol. 1. Residential use (dwelling units) is not listed as a permitted use
(s.6.5.3.1) or permitted ancillary use (s.6.5.3.2) in the Commercial Corridor land use
designation, OP Vol. 1. See Appendix B – Excerpts from the Official Plan.
The addition of 16 residential units on the subject land supports Section 3.2.1.2 as it
provides a range of housing types to the neighbourhood.
Section 11.6.3.1 (Zoning By-law Amendment Policy) of the OP states that “All
amendments to the Zoning By-law(s) shall conform with this Plan. The Municipality will,
on each occasion of approval of a change to the zoning by-law(s), specify that
conformity with the Official Plan is maintained or that the change will be in conformity
upon the coming into effect of an amendment to the Official Plan”.
In determining if conformity with the OP is maintained, the evaluation criteria under
s.11.6.3.3 of the OP are relevant. Section 11.6.3.3 contains evaluation criteria, which
state that “when considering applications for Zoning By-law amendments, Council shall
consider the policies of this Plan and will, without limiting the generality of the foregoing,
consider such matters as the following:
(a) The relevant evaluation criteria contained in the Land Use Chapter of this Plan,
Volume II: Secondary Plans & Special Policy Areas and other relevant standards
and guidelines.
(b) Relevant support studies;
(c) The comments and recommendations from municipal staff and circularized
agencies;
(d) Relevant provincial legislation, policies and appropriate guidelines; and
(e) The ramifications of the decision on the use of adjacent or similar lands.”
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The subject zoning amendment meets the above noted criteria, save and except for its
non-conformity with the permitted use policies, s.6.5.3.1 & 6.5.3.2, of the OP. The
accompanying OPA 136, if approved, brings this zoning by-law amendment into
conformity with the permitted use sections of the Commercial Corridor land Use policies
of the OP.
The relevant evaluation criteria contained in s.6.5.3 and relevant provincial legislation
and policies were considered in this planning analysis. This report addresses the
comments and recommendations from municipal staff and circularized agencies. The
applicant submitted a Planning Justification Report prepared by Dillon Consulting Ltd.
With regards to 11.6.3.3 (e), there are no known negative impacts resulting from a
decision to approve the applicant’s request. The current zoning and land use
designation of the subject land are being maintained; therefore, a decision to approve
the applicant’s request would have minimal impact on the use of adjacent or similar
lands. The existing neighbourhood has a mix of commercial and residential
developments. There is no building addition being proposed, so the existing 2-storey
building height is maintained and the proposed additional use of 16 residential units will
occur within the existing second floor area of the 2-storey building. Therefore, a decision
to approve the applicant’s request will not create any compatibility issues in the subject
area.
Based on the above analysis of the relevant policies and objectives of the OP with
respect to the proposed addition of dwelling units above commercial uses on the subject
land, together with the zoning analysis below, I am of the opinion that the recommended
zoning by-law amendment will be in conformity with the Official Plan upon the coming
into effect of OPA 136.
4. ZONING
The subject lands are currently zoned Commercial District 2.1 (CD 2.1) by By-law 8600
as shown in the Rezoning Map contained in this report. Appendix C, attached to this
report, contains excerpts from Zoning By-law 8600. The CD2.1 zone does not permit
residential use.
This zoning by-law amendment will permit the conversion of the second floor
commercial units into 16 dwelling units. The applicant’s PJR indicates the proposed
units will range between 363sqft and 1687sqft (i.e. 33.7sqm and 156.7sqm) in size. It is
important to note that section 5.2.20.1 of the zoning by-law prohibits a dwelling unit
having a gross floor area of less than 40.0 square metres.
Section 24.20.5.1 (Required Parking Spaces) of Zoning Bylaw 8600 contains the
following provisions:
Under “Combined use building - Dwelling Units” and “Multiple dwelling containing a
minimum of 5 dwelling units” the minimum required parking is 1.25 spaces for each
dwelling unit. Therefore, the proposed 16 dwelling units will required 20 parking spaces
minimum.
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The existing commercial plaza is a major commercial centre and the minimum parking
requirement is as follows: “Major Commercial Centre (exclusive of a hotel or motel)” – 1
space for each 22.5m2 GFA. The site information shows 195 existing parking spaces on
the subject land.
Based on information provided by the applicant, the second floor area is 17,714sqft
(1645.68sqm). At the rate of 1 space for each 22.5m2 GFA, 73parking spaces would
have been required for the second floor commercial use. Therefore, the 20 parking
spaces required for the proposed 16 dwelling units should be available and there should
actually be a surplus of 53 spaces. A draft by-law is attached as Appendix G.
A Residential Interim Control By-law 103/2020 (RICBL) came into effect in the City of
Windsor on July 13, 2020. RICBL applies to development proposals with 5 or more
dwelling units. There are currently no criteria when reviewing a request for an
exemption. However, the proposed development will not impact the outcome of the
related land use study. As such, an exemption from B/L 103/2020 is recommended.
5. SITE PLAN
The proposed change of use will require site plan approval. The applicant is required to
submit an application for Site Plan Approval. See Site Plan Approval Officer’ s comment
in Appendix D. The requirements of municipal departments and external agencies
expressed in Appendix D are to be incorporated in the site plan review and approval
process.

Risk Analysis:
n/a

Climate Change Risks
Climate Change Mitigation:
These amendments will facilitate the re-use of an existing second floor space within an
existing commercial building in a manner that promotes residential intensification within
an area that is serviced by existing public transits and sidewalks. The proposed
development will be transit supportive and will promote active transportation through the
use of the existing sidewalks in the area, thereby, reducing carbon footprint. The
proposal also supports the opportunity for live-work arrangements.
Climate Change Adaptation:
n/a

Financial Matters:
n/a

Consultations:
1. DEPARTMENT AND AGENCIES
Comments from the municipal departments and external agencies are attached as
Appendix D to this report. There are no objections to the proposed amendments.
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Here are some important facts to note from the comments received:
CANADA POST’s multi-unit policy will be in effect for buildings and complexes with a
common lobby, common indoor or sheltered space. See detailed comment in Appendix
D attached.
ENBRIDGE GAS requires 0.3m minimum separation from all of their plants.
ENWIN - HYDRO requires that adequate clearances be achieved and maintained.
LANDSCAPE ARCHITECT recommends that residential parking be defined and
separated from commercial parking, if possible.
Parkland Dedication is required for the residential use on the subject land. See
Appendix D for details.
TRANSPORTATION PLANNING has no land conveyance requirements. Dougall
Environmental Assessment and Cabana Environmental Assessment do not identify a
land conveyance along both frontages of the subject land.
ERCA has no concerns relating to stormwater management. ERCA Permit is not
required.
In summary, you are encouraged to review the entire content of Appendix D and be fully
informed of all the municipal and agency requirements noted therein.
2. PUBLIC NOTICE
The official notice will be advertised in the Windsor Star Newspaper as mandated by the
Planning Act.
Courtesy notice will be mailed to all properties within 120m (400 feet) of the subject
parcel, prior to the Development & Heritage Standing Committee (DHSC) meeting.

Conclusion:
The recommended Official Plan amendment and Zoning Bylaw amendment provide for
an appropriate re-use of the existing second floor in the existing commercial plaza. The
amendments will result in a use that is compatible with existing and permitted uses in
the surrounding neighbourhood.
The recommended site-specific policy amendment to the Official Plan and site-specific
zoning by-law amendment complement the existing developments in the immediate
area and promote an efficient use of existing services and infrastructure. The
recommended amendments to the Official Plan and Zoning By-law are consistent with
the Provincial Policy Statement 2020.
The recommended Zoning By-law Amendment will maintain conformity with the Official
Plan when OPA 136 comes into effect. The subject amendments constitute good
planning.
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Planning Act Matters:
I concur with the above comments and opinion of the Registered Professional Planner.
Michael Cooke, MCIP, RPP
Manager, Planning Policy / Deputy City Planner
Thom Hunt, MCIP, RPP
City Planner
I am not a registered Planner and have reviewed as a Corporate Team Leader
SAH, City Solicitor
OC, Chief Administrative Officer
Approvals:
Name

Title

Michael Cooke, MCIP, RPP

Manager of Planning Policy / Deputy City Planner

Thom Hunt, MCIP, RPP

City Planner / Executive Director

Wira Vendrasco

Deputy City Solicitor

Shelby Askin Hager

City Solicitor

Onorio Colucci

Chief Administrative Officer

Notifications:
Name

Address

Email

Abutting
property
owners,
tenants/occupants within 120 meter (400
feet) radius of the subject land.
Registered Owner/Applicant:
1486062 Ontario Inc. [c/o Marco Savoni]

3850
Dougall Avenue,
Windsor ON, N9G 1X0

marcosavoni@yahoo.ca

Agent: Dillon Consulting Ltd.
[c/o Josh Hurley-Burns]

3200
Deziel
Drive,
Windsor ON, N8W 5K8

Jhurley-burns@dillon.ca

Councillor Kieran McKenzie

350 CHS W., Suite 510,
Windsor, ON, N9A 6S1

kmckenzie@citywindsor.ca

Appendices:
1
2
3
4
5
6
7
8

Appendix
Appendix
Appendix
Appendix
Appendix
Appendix
Appendix
Appendix

A - Site Photos
B - Excerpts from the Official Plan
C - Excerpts from Zoning By-law 8600
D - CONSULTATIONS
E - Existing Site Plan
F - DRAFT OPA 136
G - DRAFT Zoning By-law, Z-022-20
H - Excerpts from Applicant’s Planning Justification Report (PJR)
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APPENDIX A – Site Photos (Google Maps - Google Streetview, October 2018)

Subject Site Property Looking southeast from Dougall & Cabana

Subject Site Property Looking East – Dougall Avenue Front view
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Subject Site Property Looking East – close view of the 2-storey section from Dougall Avenue

Subject Site Property Looking south – Cabana Road Rear view
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Bird’s eye view of the subject property from Dougall Avenue
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APPENDIX B – EXCERPTS FROM THE OFFICIAL PLAN
OP Volume I – The Primary Plan
3.2.1

Safe, Caring and Diverse Community

NEIGHBOURHOOD
CENTRES

3.2.1.1

Windsorites want to be a part of neighbourhoods that meet their needs as
places to live, shop and play. Each neighbourhood will have a central
area that provides a focus for activities and is within a convenient
walking distance. Here, people will find shops, jobs, neighbourhood
based services, public places that are safe and inviting, and a place to
meet with neighbours and join in community life. The neighbourhood
centre will provide a variety of housing types for all ages and incomes.

NEIGHBOURHOOD
HOUSING
VARIETY

3.2.1.2

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.

6.5.3 Commercial Corridor Policies
The Commercial Corridor land use designation is intended for areas
which are designed for vehicle oriented commercial uses. Commercial
Corridors take the form of commercial strips along Arterial and Collector
roads within Windsor. The intent of the following policies is to strengthen
identified Commercial Corridors for retail and service uses.
PERMITTED
USES

6.5.3.1

Uses permitted in the Commercial Corridor land use
designation are primarily retail, wholesale store (added by
OPA 58, 24 07 2006) and service oriented uses and, to a
lesser extent, office uses.

ANCILLARY
USES

6.5.3.2

In addition to the uses permitted above, Council may
permit the following ancillary uses in areas designated as
Commercial Corridor on Schedule D: Land Use without
requiring an amendment to this Plan:
(a)

adult entertainment parlours provided that:
(i)

such uses are a minimum of 150 metres from
lands used or zoned for residential, institutional
or open space purposes; and
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APPENDIX B – EXCERPTS FROM THE OFFICIAL PLAN
(ii)

(b)
STREET
PRESENCE

INFILL &
CONSOLIDATI
ON
NEW OR
EXTENDED
CORRIDORS

LOCATIONAL
CRITERIA

EVALUATION
CRITERIA

6.5.3.3

policy 6.5.3.7 is satisfied, with the exception
that the proponent demonstrate that the
proposal’s market impact is acceptable; and

Open Space uses subject to the policies of section
6.7.

Council will encourage Commercial Corridor development
to provide a continuous street frontage and presence.
Accordingly, development along a Commercial Corridor
shall be:
(a)

no more than two storeys in height, except on lands
immediately adjacent to an intersection with a Class I
or Class II Arterial Road or Class I or Class II
Collector Road where the height of the building(s)
may be no more than six storeys in height; and

(b)

encouraged to locate the buildings at the street
frontage lot line with parking accommodated at the
rear of the site.

6.5.3.4

Council shall promote the infilling and consolidation of
existing Commercial Corridors.

6.5.3.5

Council shall discourage the development of new
Commercial Corridors or the extension of existing
Commercial Corridors and may only designate or extend a
Commercial Corridor when the Municipality is satisfied that
the market impact of the proposal on other commercial
areas is acceptable (see Procedures chapter).

6.5.3.6

Commercial Corridor development shall be located where:

6.5.3.7

(a)

there is access to Class I or Class II Arterial Roads or
Class I Collector Roads;

(b)

full municipal physical services can be provided; and

(c)

commercial related traffic can be directed away from
residential areas.

At the time of submission, the proponent shall demonstrate
to the satisfaction of the Municipality that a proposed
commercial development is:
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(a)

DESIGN
GUIDELINES

6.5.3.8

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

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

(ii)

within a site of potential or known
contamination;

(iii)

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

(iv)

adjacent to sensitive land uses and/or heritage
resources.

(b)

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

(c)

capable of being provided with full municipal physical
services and emergency services;

(d)

provided with adequate off-street parking;

(e)

compatible with the surrounding area in terms of
scale, massing, height, siting, orientation, setbacks,
parking and landscaped areas; and

(f)

acceptable in terms of the proposal’s market impacts
on other commercial areas (see Procedures chapter).

The following guidelines shall be considered when
evaluating the proposed design of a Commercial Corridor
development:
(a)

the ability to achieve the associated policies as
outlined in the Urban Design chapter of this Plan;

(b)

the provision of appropriate landscaping or other
buffers to enhance:
(i)

all parking lots, and outdoor loading and service
areas; and
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APPENDIX B – EXCERPTS FROM THE OFFICIAL PLAN
(ii)
(c)

the separation between the use and adjacent
sensitive uses, where appropriate;

as a general rule, the height of buildings are
consistent with the height of buildings which
characterize the Commercial Corridor. Where
Council deems it desirable that higher profile
development be permitted in an existing Commercial
Corridor, the development should be built at a human
scale by utilizing one or both of the following
measures:
(i)

treatment of the lower floors of building(s) to
provide continuity; and/or

(ii)

setting back the upper floors of building(s) from
the street to avoid overpowering effects atgrade;

(d)

where possible, parking is located in the rear of the
property to encourage continuous building facades
adjacent to the street; and

(e)

measures are taken in site design which provide for
ease of access for pedestrians between the public
sidewalk and building main entrances in a manner
which is distinguishable from access provided for
vehicles.

SITE PLAN
CONTROL

6.5.3.9

Council shall require all development within areas
designated as Commercial Corridor to be subject to site
plan control, with the exception of Public Open Space
uses.

CORRIDOR
IMPROVEMEN

6.5.3.10

Council will encourage and facilitate the creation and
efforts of business improvement associations within
Commercial Corridor in accordance with the provisions of
the Municipal Act.

6.5.3.11

Council will encourage the improvement of areas
designated as Commercial Corridor to be undertaken in
consultation with the surrounding neighbourhood.

T

NEIGHBOURH
OOD
INVOLVEMENT
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APPENDIX B – EXCERPTS FROM THE OFFICIAL PLAN

11.6.3

Zoning By-law Amendment Policies

AMENDMENTS
MUST
CONFORM

11.6.3.1

All amendments to the Zoning By-law(s) shall conform with this Plan.
The Municipality will, on each occasion of approval of a change to the
zoning by-law(s), specify that conformity with the Official Plan is
maintained or that the change will be in conformity upon the coming
into effect of an amendment to the Official Plan.

REVIEW
PROCEDURE

11.6.3.2

All applications for Zoning By-law amendments shall be processed in
accordance with the provisions of the Planning Act, and regulations
pursuant thereto, and the procedural requirements of this Plan. In
general, after an applicant’s pre-application consultation meeting with
municipal staff and submission of an application that is determined to
be complete, all applications shall: Added by OPA 65 – 10/22/2007–
By-law 192-2007
(a) Be circulated to appropriate agencies and those agencies be
provided with sufficient time to respond; Added by OPA 65 –
10/22/2007– By-law 192-2007
(b) Be advertised and be presented to the public and the views of the
public ascertained at a public meeting to be held in accordance
with the Planning Act; and Added by OPA 65 – 10/22/2007– Bylaw 192-2007
(c) Be given due and thorough consideration by Council. Added by
OPA 65 – 10/22/2007– By-law 192-2007

EVALUATION
CRITERIA

11.6.3.3

When considering applications for Zoning By-law amendments,
Council shall consider the policies of this Plan and will, without
limiting the generality of the foregoing, consider such matters as the
following:
(a) The relevant evaluation criteria contained in the Land Use
Chapter of this Plan, Volume II: Secondary Plans & Special
Policy Areas and other relevant standards and guidelines;
(b) Relevant support studies;
(c) The comments and recommendations from municipal staff and
circularized agencies;
(d) Relevant provincial legislation, policies and appropriate
guidelines; and
(e) The ramifications of the decision on the use of adjacent or similar
lands.
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APPENDIX C – EXCERPTS FROM ZONING BY-LAW 8600
15.1
15.1.1

COMMERCIAL DISTRICT 2.1 (CD2.1)
PERMITTED USES
Bakery
Business Office
Child Care Centre
Commercial School
Confectionery
Food Outlet - Drive-Through
Food Outlet - Take-Out
Funeral Establishment
Garden Centre
Gas Bar
Medical Office
Micro-Brewery
Parking Garage
Personal Service Shop
Place of Entertainment and Recreation
Place of Worship
Professional Studio
Public Hall
Public Parking Area
Repair Shop – Light
Restaurant
Restaurant with Drive-Through
Retail Store
Temporary Outdoor Vendor’s Site
Tourist Home
Veterinary Office
Wholesale Store
Existing Automobile Repair Garage
Existing Service Station
Any use accessory to any of the preceding uses. An Outdoor Storage Yard is prohibited,
save and except, in combination with the following main uses:
Garden Centre, Temporary Outdoor Vendor’s Site, Existing Automobile Repair
Garage.

15.1.5

PROVISIONS
.4

Building Height – maximum

.10

Gross Floor Area – maximum
Bakery or Confectionary

.26

14.0 m
550.0 m2

A Temporary Outdoor Vendor’s Site is prohibited in a Business Improvement
Area.
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APPENDIX D - CONSULTATIONS
Comments from Municipal Departments & External Agencies
ASSESSMENT MANAGEMENT OFFICER - Jose Mejalli, October 7, 2020
No objection to the site-specific zoning change to permit 16 residential units above ground floor
of a commercial use.
CANADA POST - Bruno DeSando, October 21, 2020
[Below is Canada Post`s comment. Their Lock-Box Assembly requirements is on page 6 of this
document]

ENGINEERING - DEVELOPMENT, PROJECTS & ROW – Shannon Mills & Pat Winters, Dec. 3, 2020
The subject lands are located at 3850 – 3854 Dougall Avenue, at the intersection with Cabana
Road West and designated Commercial by the City of Windsor Official Plan and zoned
Commercial District 2.1 (CD2.1) by Zoning By-Law 8600. The applicant is proposing a sitespecific amendment to allow residential use in a Commercial Corridor, plus a site-specific zoning
change to permit residential units above ground floor commercial uses; thereby, permitting a
combined use building within an existing building on the subject land.
Sewers - The site may be serviced by a 200mm PVC sanitary sewer within the Dougall Avenue
right-of-way. Based on the site plan provided, reuse of the existing connections is being
proposed. Any redundant connections shall be abandoned in accordance with the City of
Windsor Engineering Best Practice B.P 1.3.3.
Right-of-Way - The Official Plan classifies Dougall Avenue and Cabana Road West as Class 2
Arterial Roads with a required right-of-way width of 42 metres. The approved Dougall Avenue
Environmental Assessment and Cabana Road Environmental Assessment do not identify a land
conveyance required along the frontage of the subject property for future roadway improvements.
If you have any further questions or concerns, please contact Shannon Mills, of this department
at smills@citywindsor.ca
ENBRIDGE GAS (Operating as UNION GAS) – Gord Joynson, October 1, 2020
[Below is Enbridge Gas’ comment. Their referenced pdf drawing is on page 5 of this document]
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After reviewing the provided drawing at 3850 Dougall Ave and consulting our mapping system,
please note that Enbridge Gas has active infrastructure in the proposed area. A PDF drawing has
been attached for reference. I have also forwarded this to our Lands department for easement
considerations.
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 0.3m from all of our plant. 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.
ENVIRONMENTAL & SUSTAINABILITY COORDINATOR – Yared Meraal, October 2, 2020
No comments or additional information required from us.
ENWIN UTILITIES (Hydro Engineering) – Steve Zambito, December 9, 2020
No Objection, provided adequate clearances are achieved and maintained.
ENWIN has existing overhead pole lines along the east limits with 27,600 volt primary and 120/240
volt secondary hydro distribution. ENWIN has existing underground conductors to pad mount
transformer site T2215 to service the building. ENWIN has existing streetlight poles with
underground lines along the north and west limits of the site with 120/240 volt streetlight
distribution.
Prior to working in these areas, we would suggest notifying your contractor and referring to the
Occupational Health and Safety Act and Regulations for Construction Projects to confirm
clearance requirements during construction. Also, we suggest referring to the Ontario Building
Code for permanent required clearances for New Building Construction.
ENWIN UTILITIES (Water Engineering) – Cecile Dalgleish, October 28, 2020
Water Engineering has no objections to the rezoning.
ESSEX REGION CONSERVATION AUTHORITY (ERCA) – Vitra Vimalananthan, Oct. 19, 2020:
See comment on pages 7 & 8 of this Appendix D.
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HERITAGE PLANNER– Kristina Tang, October 22, 2020
There is no apparent built heritage concern with this property and it is located on an area of low
archaeological potential. Nevertheless, the Applicant should be notified of the following
archaeological precaution.
1. Should archaeological resources be found during grading, construction or soil removal
activities, all work in the area must stop immediately and the City’s Planning & Building
Department, the City’s Manager of Cultural Affairs, and the Ontario Ministry of Heritage,
Sport, Tourism and Culture Industries must be notified and confirm satisfaction of any
archaeological requirements before work can recommence.
2. In the event that human remains are encountered during grading, construction or soil
removal activities, all work in that area must be stopped immediately and the site secured.
The local police or coroner must be contacted to determine whether or not the skeletal
remains are human, and whether the remains constitute a part of a crime scene. The Local
police or coroner will then notify the Ontario Ministry of Heritage, Sport, Tourism and
Culture Industries and the Registrar at the Ministry of Government and Consumer Services
if needed, and notification and satisfactory confirmation be given by the Ministry of
Heritage, Sport, Tourism and Culture Industries.
Contacts:

Windsor Planning & Building Department:
519-255-6543 x6179, planningdept@citywindsor.ca
Windsor Manager of Cultural Affairs:
Cathy Masterson, 519-253-2300x2724, cmasterson@citywindsor.ca
Ontario Ministry of Heritage, Sport, Tourism and Culture Industries
Archaeology Programs Unit, 1-416-212-8886, Archaeology@ontario.ca
Windsor Police: 911
Ontario Ministry of Government & Consumer Services
Registrar of Burial Sites, War Graves, Abandoned Cemeteries and Cemetery Closures, 1-416-212-7499,
nancy.watkins@ontario.ca

LANDSCAPE ARCHITECT – Stefan Fediuk, October 14, 2020
Pursuant to the application for a zoning amendment (Z-022/20 OPA 136) to allow residential use in
a Commercial Corridor designation, plus a site-specific zoning change to permit residential units
above ground floor commercial uses; thereby, permitting a combined use building within an
existing building on the subject land, please note no objections. Please also note the following
comments:
Urban Design:
It is strongly recommended that the tenant parking areas be clearly defined and if possible
distinctly segregated from the commercial parking through but limited to the use of fencing gates,
and appropriate landscaping buffers.
Parkland Dedication:
Require a parkland dedication representing 5% for residential use of the subject lands, to the
satisfaction of the Executive Director of Parks, as per By-law 12780 and the Planning Act.
MANAGER OF POLICY & REGULATORY SERVICES - Barbara Rusan, October 21, 2020
The Building Code Act, Section 8.(1) requires that a building permit be issued by the Chief Building
Official for any construction or demolition of a building. It is strongly recommended that the owner
and/or applicant contact the Building Division to determine building permit needs for the proposed
project. The City of Windsor Building Division can be reached by phone at 519-255-6267 or
through email at: buildingdept@citywindsor.ca
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SITE PLAN APPROVAL OFFICER – Jason Campigotto, December 3, 2020
Pursuant to B/L 1-2004, the proposed change of use will require approval through Site Plan
Control. If an agreement has been previously registered on title, the SPC application will be
processed as an amendment (2020 fee - $5,999.50). If there is no record of existing agreement on
title, the SPC application will be processed as Minor Development (2020 fee - $6,099.50)
TRANSIT WINDSOR – Jason Scott, October 8, 2020
Transit Windsor has no objections to this development. We currently have our Dougall 6 and South
Windsor 7 routes providing direct service to this area as outlined in the report. The closest bus
stops are on Cabana at Dougall at the NE, NW, and SE corners. This will be maintained with our
Council approved transit master plan.
TRANSPORTATION PLANNING ENGINEER – Juan Paramo, October 20, 2020
Overall, Transportation Planning supports the subject Official Plan and Zoning By-law amendment.



The Official Plan classifies Dougall Avenue as a Class 2 Arterial Road with a required right-ofway width of 42 metres. The approved Dougall Avenue Environmental Assessment does not
identify a land conveyance required along the frontage of the subject property to Dougall
Avenue for future roadway improvements.



The Official Plan classifies Cabana Road West as a Class 2 Arterial Road with a required
right-of-way width of 42 metres. The approved Cabana Road Environmental Assessment does
not identify a land conveyance required along the frontage of the subject property to Cabana
Road for future roadway improvements.



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



The minimum required number of bicycle parking spaces shall be provided on the subject site.

WINDSOR FIRE & RESCUE SERVICES – John Lee, October 2, 2020
No concerns from WFRS on this zoning application.
ZONING COORDINATOR – Ana Lukas, October 22, 2020
My comments are:
1. Proposal indicates that smallest dwelling units will be 363 sf = 33.7 m2. A dwelling unit having a
gross floor area of less than 40.0 m2 is prohibited in any zoning district, as per section 5.2.20.1
of zoning by-law 8600.
2. Proposal states that there are 195 existing parking spaces, drawing shows 210 parking spaces.
3. Building area of existing building is not indicated in proposal or submitted drawing. Can’t
confirm if existing building is deficient in parking or not.
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ENBRIDGE GAS – PDF DRAWING REFERENCED IN THEIR OCTOBER 1, 2020 COMMENT
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CANADA POST LBA REQUIREMENTS REFERENCED IN THEIR OCTOBER, 2020 COMMENT:
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EXCERPTS FROM APPLICANT’S PLANNING JUSTIFICATION REPORT (PJR)
[PJR Dated June 2020, prepared by Dillon Consulting Ltd.]
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APPENDIX G – Draft By-law
BY-LAW NUMBER

-2021

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

day of

, 2021.

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 paragraph:
“410.

Southeast corner of Dougall and Cabana
For the lands comprising Lots 41 & 216, Block E, and Pt Lots 39, 40 & 215, Registered
Plan 1489, the following shall be permitted
1)

Dwelling Units in a Combined Use Building with any one or more of the uses
permitted in the CD2.1 zone; provided that
i.

All dwelling units, not including entrances thereto, shall be located above the
commercial uses;

ii.

All dwelling units shall be located within the existing second floor of the 2storey commercial building on the subject land; and

iii.

Required parking for the dwelling units shall be clearly marked, assigned and
set apart from the commercial parking spaces on the subject land.
[ZDM 9; ZNG-6166]”

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.
Item
Number

2.
Zoning
District
Map Part

3.
Lands Affected

4.
Official Plan
Amendment
Number

5.
Zoning Symbol

1

9

Lots 41 & 216, Block E, and Pt Lots
39, 40 & 215, Registered Plan 1489
(southeast Corner of Dougall Avenue
and Cabana Road)

136

S.20(1)410

DREW DILKENS, MAYOR

CLERK

First Reading
Second Reading

-

, 2021
, 2021
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Third Reading

-

, 2021
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SCHEDULE 2
1. By-law

has the following purpose and effect:

To amend the zoning of Lots 41 & 216, Block E, and Pt Lots 39, 40 & 215, Registered Plan 1489,
located on the southeast corner of Dougall Avenue and Cabana Road West, known municipally as
3850 Dougall Avenue, by adding a site specific provision to allow Dwelling Units in a Combined
Use Building with any one or more of the permitted uses in the CD2.1 zoning district as additional
permitted use.
To facilitate the conversion of the existing second floor commercial unit(s) to 16 residential units
that will be located above existing main floor commercial units.
2. Key map showing the location of the lands to which By-law
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applies.

APPENDIX F

DRAFT
AMENDMENT NO. 136
TO THE
OFFICIAL PLAN
CITY OF WINDSOR
Part D (Details of the Amendment) of the following text, and attached map
of the City of Windsor Official Plan constitute Amendment No. 136.
Also included, but not constituting part of the Amendment, are explanations
of Purpose, Location, Background and Implementation of the Amendment,
Appendix I (Results of Public Involvement)
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A.

PURPOSE:

The purpose of this amendment is to allow dwelling units on the subject land by
providing a site specific policy direction which permits “dwelling units above commercial
uses” as additional permitted use on the subject land designated Commercial Corridor
in the land use Schedule of OP Vol. I.
B.

LOCATION:

The amendment applies to the land generally described as Lots 41 & 216, Block E, and
Pt Lots 39, 40 & 215, Registered Plan 1489, located on the southeast Corner of Dougall
Avenue and Cabana Road West; municipally known as 3850 Dougall Avenue.
Ward: 9
C.

Planning District: Roseland

ZDM: 9

BACKGROUND:

The subject land is designated Commercial Corridor in the land use schedule of the
Official Plan Vol. 1. The proposed dwelling units is not listed as a permitted use or
permitted ancillary use in the subject land use designations.
The applicant proposes to maintain the existing land use designations of the subject
land and add a site specific policy to allow “dwelling units above commercial use(s)” as
an additional permitted use. The existing second floor units on the subject land will be
utilized for the proposed dwelling units, which will be located above commercial use(s)
on the main floor. No building additions are proposed.
D.

DETAILS OF THE AMENDMENT:
That the City of Windsor Official Plan, Volume II, Part 1 – Special Policy Areas,
BE AMENDED by adding site specific policies as follows:
1.X

Southeast Corner of Dougall and Cabana

1.X.1 The property described as Lots 41 & 216, Block E, and Pt Lots 39, 40 & 215,
Registered Plan 1489, located on the southeast corner of Cabana Road West
and Dougall Avenue, municipally known as 3850 Dougall Avenue, is designated
on Schedule A: Planning Districts and Policy Areas in Volume I – The Primary
Plan.
1.X.2 Notwithstanding the policy in section 6.5.3.1 of the Official Plan, Volume I,
dwelling units shall be an additional permitted use within the existing second floor
above commercial uses on the main floor of the 2-storey building on the subject
property.
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E.

IMPLEMENTATION:
i.

Amend Schedule A: Planning Districts and Policy Areas in Volume 1: The
Primary Plan to add the following Special Policy Area
1.X

ii.

Southeast Corner of Dougall and Cabana

This amendment shall be implemented through amendment to the Zoning
By-law 8600 as recommended in Report Number S 182/2020 (Z-022/20;
ZNG-6166).

APPENDIX I
The following are the results of public notification of the amendments and the outcome
of public meetings. Comments relate to the Official Plan amendment and the associated
rezoning.
A public meeting of the Development & Heritage Standing Committee, the statutory
meeting, was held on January 11, 2021. Below is an extract from the minutes of the
meeting.
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Item No. 8.3

Committee Matters: SCM 27/2021

Subject: Proposed University Avenue West and Wyandotte Street West
Community Improvement Plan, Ward 2 and Ward 3
Moved by: Councillor Holt
Seconded by: Member Moore
Decision Number: DHSC 244
I.
THAT the University Avenue West and Wyandotte Street West corridors,
illustrated in Appendix ‘A’ attached hereto, BE DESIGNATED as the Community
Improvement Project Area by By-law for the University Avenue West and
Wyandotte Street West Community Improvement Plan in accordance with
Section 28(2) of the Planning Act;
II.
THAT the draft University Avenue West and Wyandotte Street West Community
Improvement Plan, contained in Appendix ‘B’, BE ADOPTED by By-law; and,
III.
THAT administration REPORT BACK to Council with a review of the funding
requests for existing and proposed CIPs in February 2021 and make
recommendations regarding funding for the University Avenue West and
Wyandotte Street West Community Improvement Plan at that time.; and,
IV.
THAT Administration BE REQUESTED to report back to Council during budget
deliberations outlining a 20-year horizon of the financial impacts of Community
Improvement Plans across the City.
Carried.
Report Number: S 186/2020
Clerk’s File: SPL/10759 & Z/14007
Clerk’s Note:
1. The recommendation of the Standing Committee and Administration are not the
same. Additional information memo dated January 18, 2021 is attached to
report S 186/2020.
2. Please refer to Item 7.2 from the Development & Heritage Standing Committee
Meeting held January 11, 2021
3. To view the stream of this Standing Committee Meeting, please refer to:
http://csg001harmony.sliq.net/00310/Harmony/en/PowerBrowser/PowerBrowserV2/20210121/
-1/5215
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Council Report: S 186/2020

Subject: Proposed University Avenue West and Wyandotte Street West
Community Improvement Plan, Ward 2 and Ward 3
Reference:
Date to Council: 1/11/2021
Author: Laura Diotte, MCIP, RPP
Planner III - Special Projects
519-255-6543 ext. 6396
lbdiotte@citywindsor.ca
Planning & Building Services
Report Date: 12/10/2020
Clerk’s File #: SPL/10759 & Z/14007
To: Mayor and Members of City Council

Recommendation:
I.

THAT the University Avenue West and Wyandotte Street West corridors,
illustrated in Appendix ‘A’ attached hereto, BE DESIGNATED as the Community
Improvement Project Area by By-law for the University Avenue West and
Wyandotte Street West Community Improvement Plan in accordance with
Section 28(2) of the Planning Act;

II.

THAT the draft University Avenue West and Wyandotte Street West Community
Improvement Plan, contained in Appendix ‘B’, BE ADOPTED by By-law; and

III.

THAT administration REPORT BACK to Council with a review of the funding
requests for existing and proposed CIPs in February 2021 and make
recommendations regarding funding for the University Avenue West and
Wyandotte Street West Community Improvement Plan at that time.

Background:
On November 18, 2019 Council directed staff to undertake the University Avenue West
and Wyandotte Street West Community Improvement Plan (CR561/2019). Council
received a background report containing demographic information, current policy
structure, current zoning, current conditions, built form and transportation status in
August 2020 (attached as Appendix C to this report). A draft CIP was tabled at the
December 14th 2020 Development and Heritage Standing Committee meeting for
review by the Committee and the public. Based on further review and comments
received, a draft CIP was prepared and is attached as Appendix B. The draft CIP will
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continue to be edited as a result of Council’s consideration and direction, and staff
review is undertaken.
Legislative Framework
The preparation of a Community Improvement Plan is required to allow the City to offer
financial incentives, amongst other activities. Section 106 (1) of the Municipal Act, 2001
prohibits municipalities from assisting directly or indirectly any manufacturing business
or other industrial or commercial enterprise through the granting of bonuses for that
purpose. A municipality may not grant assistance by:
•

Giving or lending any property of the municipality, including money;

•

Guaranteeing borrowing;

•

Leasing or selling any property of the municipality at below fair market value; or

•

giving a total or partial exemption from any levy, charge or fee.

However, the Municipal Act, 2001 provides an exception to the restrictions noted above,
where Council has exercised its authority under Section 28 of the Planning Act.
Section 28 of the Planning Act stipulates that where an official Plan contains provision
relating to community improvement, council may, by by-law, designate all or any part of
an area covered by such an official plan as a community improvement project area.
According to Section 28(1) of the Planning Act, a “community improvement project area”
is defined as “a municipality or an area within a municipality, the community
improvement of which in the opinion of the council is desirable because of age,
dilapidation, overcrowding, faulty arrangement, unsuitability of buildings or for any other
environmental, social or community economic development reason”.
Under the Planning Act, a municipality many engage in the following for the purpose of
carrying out a community improvement plan:
•

acquire, hold, clear, grade or otherwise prepare land for community
improvement;

•

construct, repair, rehabilitate or improve buildings on land acquired or held by
it in conformity with the community improvement plan;

•

sell, lease, or otherwise dispose of any land and buildings acquired or held by
it inconformity with the community improvement plan; and

•

make grants or loans in conformity with the community improvement plan to
the registered owners, assessed owners or assignees to pay for eligible
costs.

Discussion:
The University Avenue and Wyandotte St. W. corridors are arterial roads that both
connect the University of Windsor main campus to Downtown Windsor. The two
corridors are approximately 2km in length and stretch from Huron Church Road to
Crawford Avenue. The study area ends at Crawford because this is the common
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boundary line shared with the Downtown Windsor Enhancement Strategy and
Community Improvement Plan (Downtown CIP), which covers the downtown area.
Community Improvement Project Area
The Planning Act requires the Community Improvement Project Area be approved by
By-law before the Community Improvement Plan is adopted by By-law. Part or all of the
Municipality can be included in a CIP Project Area. Any incentives offered by the CIP
can only be applied within the boundaries of the Project Area. Appendix A contains the
proposed Community Improvement Plan Project Area, which reflects the properties that
front onto both corridors.
CIP Strategy
The proposed CIP makes recommendations for incentive programs and policy changes
to address the issues in the CIP document. The CIP summarizes the issues found in the
Background Report and propose a strategy with four components: 1) Attracting
Redevelopment; 2) Placemaking and Public Realm Improvements; 3) Allowing a
Flexible Mix of Uses; and, 4) Protecting Land Uses and Assets.
Attracting Redevelopment – A number of properties along University Avenue West
are either vacant or underutilized. As such, they provide major opportunities for
coordinated redevelopment. The segment of University Avenue West from Crawford
Avenue to Cameron Avenue contains a cluster of properties with redevelopment
potential that together can create a new vibrant hub along the corridor.
The collection of properties includes the former Grace Hospital Site. The site has been
vacant since the hospital was demolished in 2013 and is currently City owned. The
vacant site is 1.76 hectares (4.35 acres) with frontage along University Ave West
between Oak Street and Crawford Avenue. Council recently approved Fairmount
Properties as the successful developer to proceed to the next stage of planning and
design activity on the site of the former Grace Hospital.
At the other end of the area is the former SW&A Car Barns (1200-1220 University
Avenue) property which contains important built heritage on the property. The buildings
are currently vacant. In between these two properties are a mix of commercial/office
buildings with some vacant units. The property at 1201 University (southwest corner of
University Avenue West and Wellington Avenue) went through a recent Planning Act
application to permit ground floor residential on the building. The building adjacent to
the west is similar in that it was built in traditional commercial built form, and the ground
floor units have been vacant for some time.
As noted in the proposed Community Improvement Plan, more information is needed to
determine the impacts of future development/redevelopment on stormwater and
sanitary systems. A functional servicing study could be initiated in 2021, however
funding is not within the approved 8-year capital budget. This issue could be a
challenge to redevelopment along the corridors, and more discussion is needed
between the Planning Department and Engineering, and individual development
proposals may have to be considered on a case-by-case basis to determine their
potential impact on the existing infrastructure.
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Placemaking and Improving the Public Realm - University Avenue West offers a
wide right-of-way with opportunity for placemaking. The opportunity along the University
Avenue West is important at this time due to the University Avenue West and Victoria
Avenue Environmental Assessment (EA) being undertaken at the same time. The EA
will potentially identify a new cross section for the roadway that may lead to more
opportunity for active transportation and more boulevard space to create enhanced
streetscaping. The CIP considers this, and provides some high level examples of what
can be done with a reimagined cross section.
Allowing a Flexible Mix of Uses - As mentioned above, there are vacant commercial
buildings along both corridors. Owners may want to transition these buildings to other
uses; however, the overall character of the buildings should be retained in a
contextually sensitive way. This may require urban design policies to ensure the
defining characteristics of these buildings is retained and that they can remain flexible
as the corridor evolves.
Protecting Land Uses and Assets: A cluster of commercial businesses exists along
Wyandotte Street West from Sunset Avenue to Bridge Avenue. This strip has a very low
vacancy rate and contains mainly privately owned small businesses, restaurants and
bars that cater to the surrounding University of Windsor students. The CIP
acknowledges the relative stability of this section of the corridor, and seeks to build on
this.
The University of Windsor has a large presence along the western portion of both
corridors. Additionally, there are sections of the corridor that contain well-established
multi-residential buildings. The properties and buildings are well maintained and
established along these corridors; therefore, these properties will not be focus in the
CIP.
Proposed Financial Incentive Programs
One of the specific activities that a CIP enables for the City is the ability to offer financial
incentives without falling on the wrong side of the Municipal Act’s ‘bonusing’ prohibition.
There are a number of incentives programs proposed in this CIP, all of which aim to
incentivize development and investment in a way that is fiscally responsible. The
following financial incentive programs are being proposed as part of this CIP:
Municipal Development Fees Grant Program - The Municipal Development Fees
Grant Program will consist of a grant program, whereby property owners will be eligible
to receive a grant for 100% of the specified Municipal Development Fees, up to a
maximum of $50,000 per property.
The Municipal Development Fees Grant Program is intended to encourage
development along the University Ave West and Wyandotte Street West corridors by
providing a financial incentive to offset the costs associated with seeking the
appropriate planning approvals and building permits for a project.
This program will require a funding source in order to deliver it.
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Commercial/ Mixed Use Building Facade Improvement Program The Commercial/
Mixed Use Building Facade Improvement Program will consist of a grant program,
whereby property owners, tenants and/or assignees will be eligible to receive a grant for
50% of the eligible costs of the facade improvements, up to $20,000 per property.
The Commercial/ Mixed Use Building Facade Improvement Program is intended to
encourage the redesign, renovation or restoration of commercial and mixed-use building
facades in within the commercial/mixed use building target areas by providing a
financial incentive to offset some of the costs associated with the improvement of
commercial facades.
This program will require a funding source in order to deliver it.
Building/Property Improvement Tax Increment Grant Program - The
Building/Property Improvement Tax Increment Grant Program is intended to provide
economic incentive for the development, rehabilitation and redevelopment of properties
within the catalyst project areas of the CIP.
This program will provide an annual grant based on the increase in municipal property
taxes for five years, with possible extension of 5 years for catalyst projects, after the
project is completed and reassessed to help offset the costs of rehabilitating and
redeveloping properties, as long as such development results in an increase in
assessment and therefore an increase in property taxes.
This program is funded by the municipal tax increment generated by the development,
meaning that the City retains, on a net basis, the amount that it was collecting prior to
the development for a defined period of time. The additional post-development taxes
are essentially forgone revenue for the municipality for the duration of the grant period;
after which the City then has the full amount of property taxes available to offset any
other planned municipal expenditures.
Risk Analysis:
There is low risk associated with adopting the Community Improvement Project Area
and Community Improvement Plan recommended in this report. Each grant application
that is made under the CIP will be presented to Council for approval. There is risk of the
corridors remaining in their current state of transition and disinvestment should the CIP
not be adopted.
Climate Change Risks
Climate Change Mitigation:
The redevelopment, intensification and reinvestment resulting from the implementation
of the CIP is a sound planning practice and smart investment in the existing
infrastructure and services that are already in place. Investments in the existing core
areas of the city help to offset or mitigate the impact that greenfield development can
have on the environment.
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Climate Change Adaptation:
Any new redevelopment occurring in the CIP Project Area will be subject to the most
current development practices and standards that take into account climate adaptation
strategies. Some of the larger redevelopment sites may present an opportunity to
explore new ways of addressing some of the challenges presented by climate change.
Financial Matters:
Currently, there are no funds set aside for the proposed Commercial/Mixed Use Façade
Improvement Grant Program or the Municipal Development Fees Grant Program
proposed in the University Avenue West and Wyandotte Street West Community
Improvement Plan. The proposed Building/Property Improvement Tax Increment Grant
Program is funded by the increase in municipal taxes collected as a result of property
improvements, so it does not require dedicated funds to deliver it.
Many of the existing Community Improvement Plan funds (such as the Downtown CIP,
Sandwich Town CIP, and Ford City CIP) have been exhausted or are close to running
out of money for the incentive programs. Additionally, Council has requested a new
Community Improvement Plan for affordable housing. The Planning Department is
working with the Finance Department to develop a sustainable funding strategy for all of
the various incentive programs offered through the numerous approved CIPs. Council
will receive a report addressing the projected funding requirements for all existing and
proposed CIPs in a prioritized and strategic manner as part of the 2021 budget process.
Consultations:
The Planning Department made the draft CIP available online on December 23rd, along
with a summary document and a survey for the public to provide comments on the draft
CIP. Staff will provide Council with any proposed edits to the plan to address public
comments.
The following staff were also consulted in preparation of this report:
Adam Coates, Senior Urban Designer, Planning Department
Kristina Tang, Heritage Planner, Planning Department
Anna Godo, Engineer III, Engineering Department
Jeff Hagan, Transportation Planning Senior Engineer, Transportation Planning
Sonia Bajaj, Coordinator of Housing Administration and Development, Housing and
Children Services
Conclusion:
Administration recommends that Council adopt the Community Improvement Plan
Project Area and Community Improvement Plan, by By-law to achieve the objectives set
out in the CIP with the goal of revitalization along the corridors. Administration will return
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to Council with a recommended funding strategy for all the existing and proposed CIPs
to ensure proper prioritization and consideration is given for all the CIP initiatives in the
City.
Planning Act Matters:
N/A
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Draft University Avenue West and Wyandotte Street West Community Improvement Plan - December 16, 2020
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INTRODUCTION
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A Community Improvement Plan is a tool under the Planning Act to address communities in transition that are facing fiscal, economic, demographic and environmental pressures. Each neighbourhood within a municipality may be facing a different set of pressures
and issues and a Community Improvement Plan allows a municipality to study, identify and propose recommendations specific to the
neighbourhood. The Community Improvement Plan tool has been used successfully in the City of Windsor (for example, Sandwich
Towne, Ford City, Downtown and along mainstreets) and has offered financial incentive programs aimed at addressing the issues in
each neighbourhood.

The University Avenue West corridor and Wyandotte Street West corridor from downtown to Huron Church Road play an important
role in connecting neighbourhoods and providing a mix of commercial and residential uses. The Community Improvement Plan reviews
both the University Avenue West and Wyandotte Street West corridors from a comprehensive land use perspective to make recommendations for changes to the Official Plan and Zoning By-law and make recommendations for financial incentives aimed at revitalizing
the two corridors.
Special attention to these corridors is important to consider the opportunities, the aging infrastructure and buildings, and the important connections between the downtown and the University of Windsor. The corridors have been in decline and transition and will
benefit from this targeted review.
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PURPOSE & OBJECTIVES
Purpose of the Community Improvement Plan
Build a vision for the corridors connecting the downtown to the University of Windsor that inform a land use concept, transportation
concept and enhance the surrounding communities. Additionally, to propose a suite of incentives to encourage private sector investment and the desired redevelopment along the corridors.

Objectives of the Community Improvement Plan

Build on the mixed-use nature of the corridors and enhance the opportunity for redevelopment and adaptive
reuse of existing buildings by identifying where land uses
can transition to new uses.

•

Recognize the transitioning uses along the corridor to
determine what uses should be protected and uses can be
transitioned.

•

Attract investment for development of vacant land.

•

Cultivate and protect the established vibrant business
nodes.

•

Protect and improve stable residential buildings along the
two corridors, and encourage the upkeep of multi-unit
residential buildings.

•

Support the stable institutional areas along the corridors,
such as the University of Windsor, elementary and secondary schools, and municipal community centres.

•

Protect heritage resources and encourage adaptive reuse
of heritage buildings in a respectful manner.

•

Attract investment and property improvements that increase the municipal tax base along the two corridors.

•

Provide a variety of tenure options and increase the variety of housing type for current and new residents of the
area.
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Attracting Investment and Protecting Assets
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Appearance
Improve the appearance of the building stock along the
two corridors through improvements to facades and new
development on vacant properties.

•

Improve the general cleanliness of the corridors including
upkeep of the public realm, and streetscaping.

•

Improve the public realm along the two corridors by rightof-way improvements in coordination with the University
Avenue West/Victoria Avenue Environmental Assessment.

T

•
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Improve active transportation along the corridors connecting the University of Windsor to Downtown Windsor,
incorporating the residential neighbourhoods in between.
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Active Transportation
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COMMUNITY IMPROVEMNT
PROJECT AREA
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Study Area and Community Improvement
Project Area

T

ASKIN AVENUE

CALIFORNIA AVENUE

AF

HURON CHURCH ROAD

FANCHETTE STREET
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The Planning Act requires that a municipality define a Community
Improvement Project Area (Project Area) by By-law to offer finanfinancial incentives and other CIP initiatives.

SUNSET AVENUE

PATRICIA ROAD

VISTA PLACE

For the purposes of reviewing the demographics and current
conditions along the two corridors, a larger study area was used
in the Background Report contained in Appendix A. This allowed
a more detailed review of the population living in the surrounding
neighbourhoods and of the land uses along the corridors. For the
purposes of the CIP, the focus has been honed in on the properties that have frontage along the two corridors as shown to the
right. The properties shown within the red line are the properties
that are reviewed for consideration as part of the Community Improvement Plan for the purposes of developing financial incentive
programs and making land use recommendations.

PATRICIA ROAD
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MARTINDALE STREET

WYANDOTTE STREET WEST

WELLINGTON AVENUE

PARTINGTON AVENUE

ELLIOTT STREET WEST

ELM AVENUE

ROONEY STREET
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Summary of Issues from the
Background Report
The appendix to this report contains a Background Report outlining current conditions and trends along the corridor and a demographic
snapshot of the surrounding neighbourhoods. This section of the report summarizes the issues from the background report that are
relevant to the CIP. A high level SWOT analysis provides an overview of the strengths, weaknesses, opportunities and threats within four
categories for the two corridors (land use, heritage, built form and streetscape) and a summery of the issues follows the SWOT analysis.

F.2 Heritage
Strengths
• Twelve properties designated under the Ontario Heritage
Act
• There are several buildings with heritage features and
façades that reflect the historic identity of the area
Weaknesses
• Many properties of historic interest have not been well
wellmaintained, or have been modified with non
non- historic
materials
• Signage for a large majority of buildings is contemporary
in style and materials
Opportunities
• There are opportunities to restore some properties of
interest, and ensure continued maintenance and adaptive
reuse of designated properties
Threats
• Lack of appropriate maintenance and restoration
threatens viability of reusing historical properties
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Strengths
• The study area is a relatively complete area containing
retail and service commercial, residential, recreational,
open space, and institutional uses
• It contains a range of retail and commercial uses that
provide the goods and services needed by residents on a
day-to-day basis
• It has anchor destinations that draw residents to the
study area, including the University of Windsor, a
recreational complex, an out-door swimming pool, and a
number of churches
Weaknesses
• The study area is dominated by businesses that provide
services; consequently, there is a relatively smaller
percentage of shops that sell retail goods
Opportunities
• There is an opportunity for medium and higher density
residential infilling which may help to provide a
population base for increased commercial diversity
Threats
• N/A

T

F.1 Land Use

F.3 Built Form

Strengths
• Most buildings appear to be in relatively good physical
condition
Weaknesses
• The overall aesthetic quality and visual impression of
buildings in the study area is poor
• The façades of buildings are generally worn and dated;
they would benefit from façade improvements
Opportunities
• Some buildings may be suitable for redevelopment
• A façade improvement program would promote aesthetic
enhancement
Threats
• The presence of a large number of unappealing structures
may negatively affect the City’s overall image

F.4 Streetscape
Strengths
• Wide right-of-way along University Avenue.
• High quality streetscaping along Wyandotte Street
West around the University of Windsor and adjacent
commercial cluster.
Weaknesses
• Streets are solely functional in nature, generally lacking
the consistent pattern of streetscape amenities that
help make streets great public spaces (amenities such
as benches, bike racks, garbage receptacles, pedestrian
lighting, and public art)
Opportunities
• Additional streetscape amenities that facilitate the
engagement of various activities among people should be
introduced
Threats
• N/A
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Summary of Key Issues
High Commercial Vacancies

Commercial Mix Mainly Consists of Restaurants
and Business Services
The commercial uses along the corridors are mainly restaurant or
service oriented. Along University Avenue 21% of the commercial units are business service related (accountants, tax services,
financial planning, etc.) and 19% are food services. Along Wyandotte Street 34% are restaurants/fast food/cafes, which are
mainly located between California Avenue and Campbell Avenue
and cater to the University of Windsor student market. Very little
retail is present along the corridors, except speciality/ethnic gro
grocers that cater to specific market.
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Approximately 25% of the commercial units along the two
corridors are vacant. The vacancies can been seen in the mixed
use sections of the corridors where residential and commercial
uses are intermittent with each other. Many vacant commercial
units are units that were added onto the front of single detached
dwellings at a time when commercial space was more viable
along the corridors.
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Two Major Vacant Properties with High Redevelopment Potential
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Each corridor contains a large parcel of vacant land that is prime for redevelopment opportunities. On University Avenue
the former Grace Hospital Site sites between Crawford and Oak and on Wyandotte Street a former industrial site sits on
Wellington, just south of Wyandotte. Along the corridors small parcels of vacant land are present that provide infill opportunities as shown on the right.
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Multi-Residential Properties are Stable and in
Good Condition

Recent Development Applications Request Ground
Floor Residential
Two recent development applications have applied for zoning
by-law amendments to permit ground floor residential in two
storey buildings that were previously ground floor commercial.
The commercial zoning applied along both corridors is primarily
CD2.2 which permits dwelling units in a combined use building
provided that the dwelling units are located above the non-residential uses. This is a good principle for mixed use buildings that
fall within an area of stable and continuous commercial uses.
However, in many sections of the two corridors, the commercial
uses are mixed in with single detached dwellings or multi-unit
residential buildings.
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Along University Avenue from California to Campbell the predominate land use is multi-unit residential buildings ranging from two
storeys to five storeys tall. These buildings are well maintained
and provide a different housing option from the surrounding
single detached dwellings in the surrounding residential neighbourhoods. This land use should be protected to provide a mix of
housing types and tenure for the neighbourhood.
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Buildings, Properties and Streets Showing Signs
of Neglect

Both corridors contain rich built heritage resources, such as
Assumption Church, Adie Knox Community Centre, and places of
worship.
Some heritage resources are vacant and are prime for sensitive
adaptive reuse. For example, the former streetcar barns, former
federal services office building and former Benson School sit
vacant along the corridors. All three of these properties have
owners who are in various stages of redevelopment plans, and
the CIP can greatly assist to achieve desired outcomes of main
maintaining these heritage resources.
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Some buildings have been chronically vacant and are showing
signs of neglect due to lack of maintenance. Litter and debris
collects on properties and the right-of-way giving an unkempt
appearance to the community.

Adaptive Reuse Potential for Heritage Resources
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More Households Using More than 30% of their
Income on Housing Compared to the City As a Whole

Affordable Housing in the Study Area

Affordable Housing in Windsor

22%
44%
56%
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78%

Spending Less than 30% of Income on Shelter Costs

Spending 30% or More of Income on Shelter Costs

Spending 30% or More of Income on Shelter Costs
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Spending Less than 30% of Income on Shelter Costs
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Community Improvement
Plan Strategy
Taking into account the key issues/themes identified in the background report, the CIP proposes a four component strategy (Placemaking and Public Realm, Allowing a Flexible Mix of Uses, Attracting Redevelopment, Protecting Land Uses and Assets) to achieve the
objectives of the plan that are set out on pages 3 and 4 of this CIP. This section of the CIP will discuss each component of the strategy
and make recommendations for financial incentives programs, proposed zoning by-law reviews and areas for further review.

•

A high standard of design: As mentioned, both streets are
designated as mainstreets in the official plan, and although
the land uses vary along both streets from residential to
commercial/mixed use, a high standard of design is import
important to maintain the level of importance for the corridors. This
includes high quality components, materials, implementation
and detailing. Additionally, projects need to be designed with
consideration given to ongoing maintenance costs to ensure
that materials are long lasting and easily sourced should they
require replacement.

AF

The public realm is defined by the Ontario Professional Planners
Institute as “the publicly owned places and spaces that belong to
and are accessible by everyone”. These places and spaces include
the municipal streets, alleys, public squares and plazas, sidewalks,
recreation trails, parks and open spaces, waterfronts, and civic
buildings and institutions. (Ontario Professional Planners Institute,
2016).

This plan will provide additional high-level guidance and recom
recommendations about how the public realm can be improved or en
enhanced. The framework will be based on the foundation of some
defining principles that will assist in the implementation of all
future public realm improvements. The principles are as follows:

T

Promoting Place Making and Public Realm
Improvements

•

Recognizes the importance of Wyandotte Street West and
University Avenue West to the surrounding residential
neighbourhoods: The public realm must emphasize that
the built environment is about people first and foremost.
Therefore, it must be built on a human scale, with public
spaces offering comfort, access and safety for pedestrians.
The streets should be defined, and therefore designed, as
much by their social and environmental context, as their
transportation function or road classification. The residents
of the surrounding residential neighbourhoods, whether it be
students, young professionals, families or seniors living in the
area use the businesses and services along the two streets.
Improving the public realm and increasing the ability and
safety of walking and cycling will improve the neighbourhood
for the residents.

•

Ensure built form respects the mainstreets character: Just
as future private sector developments need to be compatible with the existing built form of the two corridors that
reflects a mainstreet development style, all public realm
improvements and new developments must be done with a
clear understanding of the context and character of the area
where they are going. This includes implementing public
realm improvements that protect and enhance the surrounding mainstreet character and heritage resources.
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Within the context of University Avenue West and Wyandotte
Street West, the two corridors are arterial streets that serve
the surrounding residential communities and are identified as
“mainstreets” in the Official Plan. They offer a mix of commercial
uses that provide business and services for the community and
additionally offer higher density housing that provide a mix and
range of housing types to the community. The parks and institu
institutional uses provide destinations for recreation at various parks
and greenspaces, and education at the University of Windsor or
community programing at Adie Knox Community Centre.

The public realm shapes the interaction between the street and
the adjacent buildings, as well as defines the relationship that
people have with their surroundings. In doing so, the public realm
establishes the community identity, local character and sense of
place. Public space between buildings influences both the built
form and the civic quality of the city. A balance between the
public and private domain is paramount to creating the type of
environment that people want to be in. As such, buildings and
their surrounding spaces should interrelate and define one another to the greatest extent possible.
Another important feature about both corridors is the connecting
link between Downtown Windsor and the University of Windsor.
Many students live around the University or downtown and travel
back and forth between the University of Windsor and Downtown
for social reasons and between the two University of Windsor
campuses. This important link for students and residents travelling to downtown has opportunity for more active transportation
along the corridors and other housing and commercial opportunities.
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Streetscape describes the natural and built form of the street, including the design quality of the street and its character. Streetscaping is the process of engaging in various activities that help to
define and contribute to the aesthetic quality, identity, economic
activity, health, social cohesion and economic opportunity of
the streetscape. Generally, streetscaping can include changes to
the road cross section, lighting, traffic and access management,
sidewalk treatments, landscaping, street furniture, and other
pedestrian improvements. The design of the public realm, the
choice and placement of furniture, planting and surface materials
has always been done from an assessment of local context and
established character, including historic context. Along with im
improving the aesthetic appeal of an area, getting people to gather,
socialize and linger in the pedestrian defined areas of the public
right-of-way is one of the primary objectives of implementing
streetscaping projects.

T

Support alternative transportation options: It is important
to start thinking about the place rather than the car, meaning
that streets are designed so that pedestrians and cyclists feel
safe, and can conveniently access the stores, services and
amenities that they desire. The public realm should include
deliberate design elements that create connections between
modes of transportation. Well planned facilities and amenities can increase the mobility options available to people.

Streetscaping

AF

•

Ensure that the public realm is clean, safe, and fully accessible: The design of the public realm should be clean, safe
and fully accessible by demonstrating a clear understanding
of the diversity of users, including their safely concerns. It is
imperative that this is considered if all users are to be comfortable and feel that a particular space or place is accessible
and safe for them.
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The City of Windsor has a long history of making streetscaping
improvements in the City, specifically along mainstreets and
Business Improvement Areas. Within the Study Area, a section
reof Wyandotte Street West between Campbell and California re
ceived upgraded streetscaping after watermain replacement was
undertaken. The streetscaping included unique planter boxes,
specialty lighting, street trees, high quality designed features
such as benches and garbage cans, upgraded pavers and pavers
to identify pedestrian crossings. The streetscaping was highly
successful in this area at creating a sense of place and identify for
the area and at attracting/retaining small businesses to the area.
The streetscaping improvements also connected the area with
the University of Windsor. The investment made by the City was
well received.
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Streetscaping features change to reflect the context in which they
are implemented. For example, as the opportunities present itself
along the subject streets, the streetscaping features implemented may be different.

To take advantage of the increased boulevard space along Univer
University, careful selection of streetscaping features should be selected
to enhance the public realm in a context appropriate manner.
Below, the graphic shows the different predominate land uses
that should be reflected in the streetscaping selection.

RIVERSIDE DRIVE
WEST

SALTER AVENUE

CRAWFORD AVENUE

REDEVELOPMENT

UNIVERSITY AVENUE WEST

WELLINGTON AVENUE

PARTINGTON AVENUE

MARTINDALE STREET

OAK AVENUE

HURON CHURCH ROAD
FANCHETTE STREET

ELM AVENUE

MIXED USE

CAMERON AVENUE

MCKAY AVENUE

CURRY AVENUE

MCEWAN AVENUE

CAMPBELL AVENUE

RESIDENTIAL

JOSEPHINE AVENUE

BRIDGE AVENUE

RANKIN AVENUE

INSTITUTIONAL

RANDOLPH AVENUE

ASKIN AVENUE

CALIFORNIA AVENUE

SUNSET AVENUE

PATRICIA ROAD

VISTA PLACE
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University Avenue West offers a wide right-of-way with opportunity for placemaking and streetscaping enhancements. Currently
some sections are four lanes of traffic, bike lane and sidewalk.
The opportunity along the University Avenue West is important at
this time due to the University Avenue West and Victoria Avenue
Environmental Assessment (EA) being undertaken at the same
time. The EA will provide opportunity for a new cross sections of
roadway providing more opportunity for active transportation
and more boulevard space to create enhanced streetscaping. The
enhanced streetscaping will create a sense of place, especially in
the redevelopment areas identified in this CIP.

T

Opportunities from University Avenue West and
Victoria Avenue Environmental Assessment

WYANDOTTE STREET WEST
PATRICIA ROAD
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Commercial Context: The public realm should enhance the adjacent commercial uses. This can be accomplished by ensuring
that commercial uses have access to the public realm for sidewalk patios or for advertisement or display of goods and services.
The Commercial area should be cohesive and enduring. Branding opportunities for the area should be prominent with banners
on light standards and other street furniture. The arrangement and design of the public realm should give priority to storefronts
along a commercial mainstreet corridor.

R

Overhead utilities require
greater building setback
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High qualify street furniture
to create a sense of place
adjacent to commercial uses

Image courtesy of Jason Campigotto
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Institutional Context: The institutional public realm should reflect the adjacent post secondary land uses. This means that sidewalks should be wide promenades, transit stops should be beacons for the area with the use of identifiable pavement treatments
and markers. The selection of colours, street furniture, light standards, and pavement treatments should reflect a post secondary
motif. Priority should be given to pedestrians, so that the University Avenue is easily crossed and major entry points into adjacent
institutions is intuitively understood.
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Residential Context: The residential context should be signified by the use of grass boulevards and medians as well as creating
opportunities for trees to quickly realize full maturity. Pedestrian safety for crossing University Avenue should be reflected with
the use of bump outs at intersections ax well as at any mid-block crossings. Treatments should be enduring and reflect the slower
pace of the residential context relative to the adjacent Institutional and Commercial areas.

D
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Image courtesy of Jason Campigotto
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Street Trees/Vegetation: Street trees are important for character, cooling the urban heat island, providing shade for pedestrians
and cyclist and the health of the environment. The type of tree
and location should take into account the surrounding context,
such as adjacent land use and available boulevard space.

Design Features: Streetscaping features such as decorative
lighting, garbage cans and benches may be used in areas where
commercial uses are clustered to enhance the character and
identity of the area. Higher quality design should be selected for
the areas where people will be attracted to congregate like mixed
use or commercial areas. In residential areas where residents
may be walking or cycling through the area the focus should be
on pedestrian or cyclist comfort through shade from street trees
and vegetation.

T

Bike Racks: To support active transportation along the corridors,
property bike facilities need to be installed to provide safe andseandse
cure locations for cyclists to lock
bicycles.

AF

Connection to Land Use: The land use adjacent to the right-ofway has a relationship with the public space on the right-of-way.
For example, restaurants and cafes may spill over onto the sideside
way with sidewalk cafes, or retail uses may have wider sidewalks
for higher pedestrian traffic walking from store to store.

Walkway Material)

R

(Image Source: https://www.blogto.com/city/2010/08/will_silva_cells_help_improve_toronhttps://www.blogto.com/city/2010/08/will_silva_cells_help_improve_torontos_urban_forest/

D

Sidewalk Materials: The sidewalk pavement may differ along the
University Avenue corridor as the context changes. Additionally,
colour variation and different materials may be used at intersec
intersections to highlight safe crosswalks.

(Image source: http://www.kelownadailycourier.ca/news/article_777b4574-5f31-11e9-896fb3ac6a41b425.html)

RECOMMENDATION: Implement enhanced streetscaping along
University Avenue from Crawford to Elm to address the redevelopment areas. Streetscaping should be of high quality and create
a unique sense of place to enhance the investment in the area.
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RECOMMENDATION: Explore relocating overhead utilities to
underground with ENWIN or develop design guidelines to address
the required setbacks along University Avenue West.

Active Transportation

The Active Transportation Plan goes on to describe the University
neighbourhood and Downtown as very high potential areas to
increase the number of walking and cycling trips.
“An analysis was conducted to identify areas of Windsor where
there are the greatest opportunity to increase the number of
walking and cycling trips. Identifying the neighbourhoods with
the highest potential was based on several factors including road
populanetwork connectivity, road network density, land use mix, popula
tion and employment density, topography, and permeability. The
potenanalysis found that the neighbourhoods with the highest poten
tial are Downtown, Walkerville, Ford City, Pillette, South Central
and University (Figure 2). It is also important to note that these
neighbourhoods have several destinations that were identified by
survey respondents.”
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The Active Transportation Master Plan identifies both streets as
part of the All Ages and Abilities (AAA) network. The Active TransTransportation Master Plan identifies the purpose of an AAA network
to “provide an interconnected system of bicycle facilities that
are comfortable and attractive for all users. The network should
be designed to be suitable for persons aged 8 to 80 years old
and be comfortable for most people cycling, regardless of their

cycling ability. Developing an AAA bicycle network was identified
by Windsor residents and stakeholders during the Active Transportation Master Plan engagement process as one of the most
important ways to encourage more cycling trips. The AAA bicycle
network will include three types of bicycle facilities that are most
effective at increasing ridership: protected bicycle lanes, multiuse pathways, and local street bikeways.”

T

Overhead Utilities: Due to Ontario Building Code requirements,
overhead utilities along University Avenue present challenges to
the location of new buildings along University Avenue. Buildings
are required to be set back from the overhead powerlines and
thus resulting in a building setback not in keeping with a mainstreet character. This will need to be explored with ENWIN to
determine if relocating these utilities underground is viable or
alternative design guidelines to address the required setbacks
should be prepared.

25
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RECOMMENDATION: That the Active Transportation Plan be
supported by promoting AAA facilities along the corridors.

Public Spaces & Parks
Another key element of the public realm framework are the public parks and open spaces. There are numerous benefits of parks
in an urban setting, including:
•

Function as the centre of activity for a neighbourhood, or
place of social interaction; and,

•

A place for physical activity, or formal and informal sport and
recreation;

•

Assisting with storm water management;

•

Reducing the urban heat island effect that results from large
swathes of surfaces that absorb and release heat;

•

Linear parks that function as an alternative transportation
route; and,

•

Associated with better perceived general health and reduced
stress levels.

At its most basic level, urban parks need to meet the user’s basic
needs to be successful places. This can include providing seating,
shelter or shade, and bathrooms, as well as being perceived as a
safe place to be. Ideally, parks serve as a place to relax and seek
temporary relief from daily life. They can be a small refuge in
what can otherwise be a harsh urban environment.
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As shown above the study area includes Assumption Park (Re
(Regional Park), Earnest Atkinsons Park (Neighbourhood Park) which
provides a skateboard park and an outdoor swimming pool,
Wellington Park (Neighbourhood Park) and Adie Knox Complex /
Wilson Park (Community Park) which provides baseball diamonds
and a community centre with indoor ice pads. The study area
also contains a multi-use trail known as Legacy Park/Gateway
Gardens that runs above the international rail tunnel between
Canada and the USA. The multi-use trail not owned by the City of
Windsor and is showing signs of neglect with garbage and debris
building up within the vegetation.
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MARTINDALE STREET

The University Avenue West and Victoria Avenue Environmental Assessment should also place importance on pedestrian
crossings at the International Garden location where is crosses
University Avenue West, just west of Wellington Avenue.
RECOMMENDATION: Support the University Avenue West and
Victoria Avenue Environmental Assessment to include a pedestrian crossing linking the International Gardens multi-use trail
across University Avenue West.

City Council Meeting - February 1, 2021
Page 123 of 458

27

28

Draft University Avenue West and Wyandotte Street West Community Improvement Plan - December 16, 2020

Allowing a Flexible Mix of Uses
Stable land uses existing along both corridors from Huron Church to Campbell such as the University of Windsor institutional buildings
and stable commercial along Wyandotte Street West and stable multi-unit residential along University Avenue are present. East of
Campbell Avenue however, the buildings are in need of investment and reuse.

STABLE MULTI-RESIDENTIAL with
NEIGHBOURHOOD COMMERCIAL

RIVERSIDE DRIVE
WEST

MIXED USE - SINGLE FAMILY DWELLINGS, COMMERCIAL
(struggling with commercial vacancies)

T
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ROONEY STREET

REDEVELOPMENT POTENTIAL
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Commercial Vacancies
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As discussed in the Background Report, approximately 25% of the commercial units are vacant along both corridors. Most of the
vacancies are along University Avenue West and along Wyandotte Street West (east of Campbell Avenue). As shown in the example
below along Wyandotte Street West from Crawford Avenue to Wellington Avenue, the land uses are a mix of small commercial units
(some built onto former single detached dwellings as you can see the peaked residential roof in the background of the commercial
units) and single detached dwellings mixed in with the commercial units.
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Commercial Activity
Based on a commercial survey conducted by the Planning
Department in 2018, the following commercial data was
collected:

University Avenue West (Huron Church Road to
Crawford Avenue)

21%

Business Services

Restaurant/Fast Food/Cafes

AF

19%

Vacant

T

24%

D

R

There are 80 commercial units along University Avenue from
Huron Church Road to Crawford Avenue. As shown in the chart
above, 24% of those units are vacant. The highest occupied
category of commercial activity is the category of business
services (accountants, tax services, marketing, engineering,
financial planning, etc.) which occupies 21% of the commercial
units, followed by restaurants/fast food/cafes at 19%. A unique
commercial activity cluster on University Avenue West is under
the education – driving category which occupies 5% of the
commercial units.

Wyandotte Street West (Huron Church Road to
Crawford Avenue)
34%

23%

Restaurant/Fast Food/Cafes

Vacant

There are 101 commercial units along Wyandotte Street
West from Huron Church Road to Crawford Avenue. 34% of
the commercial units are occupied by restaurant/fast food
uses. Most of these uses are clustered near the University of
Windsor between Sunset Avenue and Bridge Avenue. 23% of the
commercial units along Wyandotte Street West are vacant. The
other uses are small in percentage and include a bank, photocopy
service, child care and a bingo hall.
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Retail Viability and Competition
The vacant buildings are primarily commercial units in aging buildings that are a result of changing commercial demands. As the
commercial market changes, the demand for commercial space changes and like many downtowns and core area neighbourhoods
across North America, commercial vacancies increased as new suburban commercial formats have dominated the market. In addition,
a shift of consumer behaviour to online shopping has reduced the demand for commercial space. Recently, the COVID-19 pandemic
has changed the demand for commercial space, and the long term impacts are still not determined. Specifically, the retail market has
changed and this can be seen in the commercial data as well, as most of the commercial occupants are in the business service industry
or restaurant industry. The map below shows commercial competition within a 2km radius of the study area.
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Demand for Residential Conversions
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Council has recently approved Zoning By-law Amendments to permit ground floor residential units on two buildings along University
owners may want to transition ground floor commercial uses to residential. The overall character of the buildings should be retained.
This may require urban design policies to ensure the character of these buildings is retained and that they can remain flexible for
future uses and respect the mainstreet character of the streets.
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Propose Zoning By-law Amendments
Incremental Development Alliance recognizes the importance
of the retaining the character of buildings along mainstreets
but allow the buildings to transition to other uses will allow the
buildings to survive and be profitable and usable. One important
aspect is to prevent a ‘dead frontage’ where windows are covered
in an unsympathetic material and entrances are located on the
side or rear of the building creating a blank wall along the street
frontage. Zoning provisions can be implemented to require large
glazing and doors located on the front of the building to prevent a
‘dead frontage’, as shown in the photo on the left below.

RECOMMENDATION: Review the zoning from Campbell Avenue
to Crawford Avenue along Wyandotte Street West and University
Avenue West to propose amendments that would permit a mix of
uses and not require ground floor commercial uses.

Another important note to consider is that the idea is not to
require the transition to fully residential buildings, rather to allow
commureuse and adaptation to reflect the current needs in the commu
nity. The example on the right in the photo below shows a small
storefront window converted to a café window and the rest of the
building used for another use.

AF

Incremental Development

T

The commercial zoning that is applied along the corridors is mainly CD2.2 which requires all residential units to be located above
commercial uses. This provision is in good keeping with an urban
context for mixed use buildings, however, as described above,
the commercial market has changed in core areas of the City and
allowing more flexible mixed-use zoning would help in the reuse
of vacant buildings and would follow market trends. The idea is
not to transition to a fully residential area, but simply to allow
more uses on the ground floor than only commercial to promote
the reuse of vacant buildings.

RECOMMENDATION: Develop Zoning By-law Provisions that prevent a ‘dead frontage’ for buildings that are being converted from
ground floor commercial to residential.
RECOMMENDATION: Offer financial incentives for façade improvements that enhance the mainstreet character of buildings,
regardless of use.
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Council approved the Incremental Development Alliance to unundertake small developer training with Windsor small developers
to promote incremental neighbourhood oriented development.
One of the themes identified was the survival of small commercial
units in older buildings. It is understood that the commercial and
retail markets have changed leaving vacant commercial buildings.

Source: Incremental Development Alliance
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Attracting Development on Vacant Sites and
Improvements to Existing Buildings
Attracting new development and investment in existing buildings
within the study area has benefits for the surrounding communities and the municipality. The study area is within the existing
built up area of the City in a core neighbourhood and making
improvements and increasing the usability of existing buildings
is a sustainable choice compared to development on the fringe
of the City. Additionally, investment in existing neighbourhoods
can increase the likelihood of other property owners to make
similar decisions about investment in their property, which in turn
reverses the cycle of neighbourhoods.

•

Former Grace Hospital Site

•

Former Streetcar Barns

•

Vacant Industrial Site

RECOMMENDATION: Offer financial incentives through a tax
increment grant program to attract redevelopment of vacant
properties.
RECOMMENDATION: Offer financial incentives to cover the cost
of municipal development fees for redevelopment of vacant sites
or for property/building improvements that will increase the
municipal assessment.
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Within the study area there are three large sites that are vacant or provide opportunity for redevelopment. The Attracting
development to the area will bring may advantages such as:
new investment into core neighbourhoods that will stabilize the
neighbourhoods and have spin off effects; increase the municipal
assessment and municipal tax base; and providing more housing

will increase the number of people living within the core area of
the City. The following three large sites that are prime for redevelopment:

T
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Context and Compatibility

Architectural Design – through the City’s Official Plan policies,
it is permissible to consider the exterior design of buildings. This
would allow for careful consideration of the character, scale and
appearance of proposed buildings in relation to the rest of down
downtown Windsor. These items would be considered as part of the
Site Plan Review Process;
Design Guidelines – are a set of discretionary statements that
communicate the design expectations for a particular area. They
also function to preserve and enhance the desired character of
existing neighborhoods and improve the aesthetic and functional
quality of new development projects, including implementing
some of the important architectural elements and design details
that result in a compatible development.

AF

As each site has a specific context, it is not appropriate to simply
copy a building design used elsewhere, something that has
become more common with national chains adopting a corporate
architecture approach to development. For this reason the site
features and the surrounding context should always be considered when creating a new development. In order for a project to
be truly compatible, it must be result in a design that is informed
by the neighbouring buildings, as well as, the built form and
streetscape of the wider neighbourhood or district. The pattern
of local streets, building styles and materials, and area-specific
attributes and history all help to determine the context to which
all developments should strive to fit in with.

Site Plan Review – Site Plan Review is the process used by the
City of Windsor to implement Section 41- Site Plan Control of the
Ontario Planning Act. The Planning Act enables municipalities
to exercise their authority to examine the technical and design
aspects of a proposed development;

T

Compatibility with the surrounding neighbourhoods is critical for
all new development, adaptive reuses, or building retrofits. Some
of the biggest considerations for ensuring that any new project
constructed in the core of the city are compatible include density,
character, height, traffic, and parking, and how these areas are
potentially impacted by the project.
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The compatibility of projects with the surrounding neighbourneighbourhood is of the utmost importance. Compatibility does not
necessarily mean having development that is the same as what
is surrounding it. Compatibility with the surrounding neighbourneighbourhood means that it will fit in with the surrounding neighbourhood
and buildings with respect to the prevailing architectural styles
setand building materials; building height and scale; building set
backs; and, other all of the other ways that the building relates to
its surroundings.

Planning Tools to Implement Good Design

The Provincial Policy Statement (PPS) is the statement of the
government’s policies on land use planning. It applies province-wide and provides clear policy direction on land use planning
to promote strong communities, a strong economy, and a clean
and healthy environment. One of the most recent additions to
PPS relates to the quality of design for the built environment.
Specifically, the PPS promotes a built form that “is well-designed;
encourages a sense of place; and, provides for public spaces that
are of high quality, safe, accessible, attractive and vibrant.”
There are a number of the tools provided by the Planning Act
and other legislation (e.g. the Municipal Act, Heritage Act, etc)
that will prove useful in ensuring that new development meets
this Provincial standard and is compatible to downtown Windsor,
including:

Each of these tools is either currently being used by the City of
Windsor, or is being recommended for consideration by this plan
to maintain a high level of design that is compatible with the
study area.

Improvements to Existing Buildings
The overall appearance of corridors is influenced the appearance
of each individual building and property along the corridor. When
property owners make decisions to improve the exterior of their
properties they are giving a signal of investment in the community and attracting customers to their business. As seen in other CIP
areas, high quality materials and design can be achieved through
financial incentive programs for facade improvements.
RECOMMENDATION: Offer financial incentives for commercial/
mixed use building facade improvements within the vibrant commercial districts and existing commercial buildings with proposals for façade improvements.
RECOMMENDATION: Offer financial incentives for commercial/
mixed use building facade improvements for vacant buildings
with proposals for adaptive reuse.
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Before and After Pictures of 212-248 Erie Street - Downtown CIP Grants Example
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Historical Preservation and Adaptive Reuse

R

The historical preservation of buildings is, in part, the physical
manifestation of character and sense of place. Therefore, one of
the objectives of this plan is to promote Windsor’s heritage buildbuildings by placing an emphasis on the historical preservation.

D

The conservation of historic buildings and places often makes
solid economic sense, but more importantly, historical preser
preservation is the foundation for revitalization. The historic buildings
and places are what distinguishes core neighbourhoods from the
suburbs and contribute to the all- important “sense of place” and
“authenticity”.
The Provincial Policy Statement as it relates to Cultural Heritage
and Archaeological Resources states that significant built heritage
resources and cultural heritage landscapes ”shall be” conserved.
The City of Windsor’s Official Plan defines heritage resources as
including “buildings, structures, archaeological and historic sites,
landscapes and landmarks, either individually or in groups, which
are considered by Council to be of architectural and/or historical
significance.”
The City of Windsor has committed ensuring that secondary plan
studies, community improvement plans and other planning studies identify heritage resources that may exist
in the areas under study and propose means to protect and

enhance those heritage resources. There are over seventy- five
properties located in the study area that are either on the City’s
Heritage Register or designated under the Ontario Heritage Act.
The Official Plan also encourages the adaptive re-use of historic buildings. This plan encourages the conversion of obsolete
commercial and office buildings in Windsor to other uses. Along
with the many benefits of historical preservation, there are risks
and associated costs that result from the adaptive re-use of older
buildings. There are environmental concerns often associated
with older buildings depending on when they were built, including asbestos, lead paint, and underground tanks. All
of these problems can be resolved, but addressing them may
have significant financial impacts on the feasibility of the development. Also, adaptive re-use projects are often more expensive to
construct because there are higher costs associated with working with an existing structural framework and remediating any
unanticipated issues that arise during construction. In order for
adaptive re-use to become a financially viable, and more importantly, a competitive alternative to building new, these challenges
will have to be addressed. To do its part, the City of Windsor can
encourage, in the appropriate locations, the adaptive re-use of
obsolete commercial and office buildings to new uses.
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Protecting Land Uses and Assets

RECOMMENDATION: Provide financial incentives for façade improvements to buildings listed on the municipal heritage register
for the purposes of heritage preservation of original building
materials and heritage features.
RECOMMENDATION: Provide financial incentives through tax
increment grants for the purposes of building improvements to
buildings on the Municipal Heritage Register to promote heritage
preservation and adaptive reuse of heritage buildings.
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Property Code
Designations

University Avenue near the University, this CIP also highlights the
importance of heritage preservation and adaptive reuse.
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As discussed in the section of this CIP regarding Allowing a
Flexible Mix of Uses, stable land uses existing along both corridors from Huron Church to Campbell such as the University
of Windsor institutional buildings and stable commercial along
Wyandotte Street West and stable multi-unit residential along
University Avenue are present. There areas should be protected by retaining the existing zoning provisions requiring ground
floor commercial. Additionally, the public realm improvements
discussed in the Placemaking and Public Realm section of this CIP
discuss the streetscaping features that are context specific to enhance the existing context zones we want to preserve. In addition
to protecting the commercial along Wyandotte Street West near
the University of Windsor and the multi-unit residential along

UNIVERSITY AVENUE WEST
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Rail Lands

Multi-Residential
3-6 Units
Multi-Residential
7+ Units

Institutional/
School

Residential

Place of Worship
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Club

Industrial
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CARON AVENUE
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ROONEY STREET
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Municipal Park

WELLINGTON AVENUE

Surface Parking

Industrial

PARTINGTON AVENUE

Commercial

Single Detached
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The current land uses along the University Avenue West and Wyandotte Street West corridors are shown on the map above. The uses
vary between commercial, residential (single detached, semi-detached and multi-residential), institutional uses and vacant land. The
uses vary along the two corridors vary greatly property by property, however the uses surrounding the corridors on the north/south
streets are primarily residential. The uses along University Avenue West and Wyandotte Street West will be discussed in more detail
below.
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University Avenue West:

Wyandotte Street West:
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In addition to the uses discussed above, University Avenue
West also includes greenspace that contributes to the land use.
A municipal park (Ernest Atkinson Park) is located between
Bridge Avenue and Rankin Avenue, and Universty Avenue West
and Riverside Drive West. A trail runs from the Riverfront to
Wyandotte Street between Cameron Avenue and Wellington
Avenue on Detroit River Tunnel Company lands.
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Starting at Huron Church Road, the uses are institutional uses
to Sunset Avenue. The institutional uses include Our Lady of
Assumption Church; the University of Windsor Leddy Library,
University of Windsor Faculty of Law Buildings; and, Canterbury
College. From Sunset Avenue to Campbell Avenue the uses vary,
however they are primarily multi-family residential buildings
built in the 1960’s and 1970’s of varying heights and forms.
After Campbell Avenue the uses still vary property by property
between commercial, mixed use and various forms of residential,
however commercial uses are more common.
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Starting at Huron Church Road, institutional land uses associated
with the University of Windsor are present on the north side
of Wyandotte Street West until California Avenue, and on the
south side of Wyandotte Street West from California Avenue to
Randolph Avenue. Assumption Cemetery is located on the south
side of Wyandotte Street West between Huron Church Road
and Patricia Avenue. Commercial uses are present intermittently
until California Avenue where they are continuous until McEwan
Avenue.
After McEwan Avenue the uses vary with institutional,
commercial and residential.
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Water & Sewer Infrastructure
Combined sewers, that collect surface runoff and sewage
together, exist within the study area, however some blocks
have been upgraded with separate storm and sanitary lines
(as shown on the map below).

A functional Servicing study could be initiated spring
2021, if funding is available. Phase II and Phase III will be
coordinated with the functional servicing study. The City’s
2020’s 8-year capital budget identifies annual funding.
Funding for a servicing study, a functional design, and
capital improvements required for future redevelopment is
not within the approved 8-year capital budget.
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The Campbell/University Combined Sewer Separation
and Stormwater Management Strategy Report was
recently completed. The main objective of the Campbell/
University Report was to develop an overall combined
sewer separation strategy to achieve a 5 year design level
of service. More information is needed to determine
the impacts of future development/redevelopment on
stormwater and sanitary systems.

Any future redevelopment will require a servicing
study, a functional design, and capital improvements to
accommodate redevelopment and mitigate any impacts to
the existing development. Therefore, in order to consider
the infrastructure needs for future development, a servicing
study will be required following the Sewer Master Plan.

T

The study area is fully served by water and sewer service.
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FINANCIAL INCENTIVE PROGRAMS
Affordability for Home Ownership: means the least expensive
of : 1) housing for which the purchase price results in annual
accommodation costs which do not exceed 30 percent gross annual
household income for low and moderate income households; or
2) housing for which the purchase price is at lease 10 percent
below the average purchase price is at lease 10 percent below the
average purchase price of a resale unit in the regional market area.
Affordability of Rental Housing: means the least expensive of: 1) a
unit for which the rest does not exceed 30 percent of gross annual
household income for low and moderate income households or 2)
a unit for which the rent is at least 20% below the average market
rent of a unit in the regional market area.

AF

The clear relationship between the financial incentive programs
and the CIP’s objectives demonstrates the public benefit that can
result from offering publicly funded financial incentives to stimulate
private sector investment period the financial incentive programs
are targeted at the sectors and type of projects that will contribute
to the ongoing vitality and reinvestment in the Wyandotte St West
and University Ave West corridors, while providing a financial
return on investment in form on going property taxes to the city
over the long term.

Affordable Housing Unit(s): means a residential unit that meets
either the definition for Affordability for Home Ownership or
Affordability of Rental Housing.

T

The following section outlines the financial incentive programs that
have been developed to deliver the objectives of the community
improvement. Included in this section are definitions for terms
that are used in the CIP Financial Incentive Programs section,
including the general and program specific requirements.

R

To this end, applicants must demonstrate to the satisfaction of the
City of Windsor that the development clearly serves the public
interest and that there is a proven need for financial incentives in
order for the project to move forward. Unless otherwise delegated
to city staff, City Council will act as the final approval authority for
the financial incentive programs and be the ultimate judge of a
project’s contribution to meeting the objectives CIP and its need
for financial incentives.

D

In addition to outlining the eligibility criteria and requirements for
the financial incentive programs, the program descriptions include
the necessary safeguards to ensure that the city’s interests are
protected, including realizing the requisite public benefit derived
from the incentives.
General Program Information
Definitions
This section provides the definitions for terms that are used in
this CIP and are intended to explain the meaning of a term for the
purpose of this CIP:
Adaptive reuse: Is the process of adapting old buildings or
infrastructure by development, redevelopment, rehabilitation
and/or construction for the purposes of using them for new
eligible uses.
Administration (or City Administration): Includes the Chief
Administrative Officer and all staff employed by the Corporation
of the City of Windsor.

Applicant (or Applicants): may include registered owners,
assessed owners and/or tenants of land and buildings within the
community improvement project area, and to any other person to
whom such an owner or tenant has assigned the right to receive
a grant.
Assignee (or Assignees): is a person to whom an owner or tenant
has legally assigned the right to receive a grant and/or loan
pursuant to this CIP.
Base Rate: is the total amount of municipal taxes payable in the
calendar year that City Council approves the financial incentives
for the eligible works. The Base Rate may be reduced to reflect a
vacancy tax rebate where such a rebate was issued for the previous
tax year and the subject property, or a portion thereof, is vacant at
the time of an application.
Catalyst Project: is a development, redevelopment or
adaptive reuse of a highly visible building or property
that will result in a corresponding and complementary
development reaction in the immediate and surrounding
properties. A catalyst project must demonstrate to the
satisfaction of the City that the project returns a reasonable
public benefit by meeting 3 or more of the following criteria:
•
•
•

Represents visible investment of at least $5 million or more
(use a pro forma to determine the threshold);
The creation or relocation of 50 or more direct jobs located
within the CIP Project Area;
Will result in a significant increase in land value that results in
increased municipal assessment of 20% or more;
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•

Can reasonably expect to spur additional investment in the
surrounding area(s);
Creates 100 or more new residential units within the CIP
Project Area; and/or
Conveys a message of neighbourhood progress and stability

•

City (or The City): is The Corporation of The City of Windsor.
City Council (or Council): is the legislative body that governs the
business and affairs of the Corporation of the City of Windsor. It
includes the Mayor and Ward counselors.
City Planner: is the position of “City Planner” within the
Corporation of the City of Windsor’s organizational hierarchy.
Construction: is the erection or physical improvements of the
whole or any part of a building or structure for the purpose of
development, redevelopment, rehabilitation and or adaptive
reuse.

Reassessment: is a change in assessed value or a change in the tax
class, as determined MPAC, that results in an increase in property
taxes.
Redevelopment: is development of a property or properties
that have been previously developed, or for the expansion,
rehabilitation or adaptive reuse of an existing building. This can
include the acquisition and wholesale changeover in the use of a
large site or several smaller neighbouring sites, and may involve
some land assembly or demolition activity.
Rehabilitation: is the returning of an existing building and/or land
to a useful state by adaptive reuse, development, redevelopment
and/or construction.

AF

Designated Heritage Building: Is a building that is designated
under Part IV of the Ontario Heritage Act.

Municipal Taxes: is the City of Windsor (i.e. the municipal) portion
of property taxes payable and does not include Educational portion
payable to the Province of Ontario.

T

•

properties that are of cultural heritage value or interest situated
in Windsor as required by Section 27 of the Ontario Heritage Act.

R

Development: is improvement that results in the productive use of
land and/or buildings within the Community Improvement Project
Area, and includes but is not limited to new building construction,
rehabilitation and or adaptive reuse, or improvements made
for the purposes of establishing new residential, commercial or
institutional uses or the expansion of existing buildings to realize
more effective use of the land’s potential.

D

Eligible Cost: are the costs related to development, redevelopment,
rehabilitation and/or adaptive reuse of a building or property
in conformity with this CIP, and as described by the individual
financial incentive programs.
Eligible Use: is a use that means the eligibility criteria of one or
more of the financial incentive programs described by this CIP.
Eligible Works: includes all development, redevelopment,
rehabilitation and/or adaptive reuse of a use that meets the
eligibility criteria of one or more of the financial incentive programs
described by this CIP.
Mixed Use Building: is a building that contains any combination of
residential, commercial, cultural, and/or institutional uses.
MPAC: is the Municipal Property Assessment Corporation
established by the Ontario Property Assessment Corporation Act,
1997.
Municipality: is The Corporation of The City of Windsor, including
the Chief Administrative Officer and all staff employed by the
Corporation of the City of Windsor.
Municipal Heritage Register: is the publicly accessible register of

Renovation: Construction that results in changes and repairs
that improve the overall condition of the existing building and its
functionality for its intended use.
Residential Unit(s): is any living accommodation used or intended
for use as residential premises. More specifically it means a room
or suite of rooms used by or designed to be used by one (1) or
more individuals as an independent and separate housekeeping
unit. For a room or apartment to be defined as a residential unit,
it must be distinctly separated from other living spaces within the
building. It must also be directly accessible from an outer door or
through an interior door in a shared building corridor.
Retail Unit(s): is the portion of a building and/or property that
is occupied by a retail store. More specifically it means a room or
suite of rooms used by or designed to be used by one (1) retail
store. For a space to be defined as a retail unit, it must be distinctly
separated from other common areas within the building. This does
not include restaurants or bars.
Retail Store: is the use of a building, property or part thereof for
the retail sale of goods or merchandise, including the lease or
rental of goods or merchandise directly to the public, usually in
small quantities.
Retrofit Works: are improvements and/or upgrades to a building’s
infrastructure to improve energy efficiency and performance (i.e.
to reduce utility and/or maintenance costs) and/or work that is
done for the sole purpose of complying with the Ontario Building
Code.
Tax Increment: is the difference between the base rate at the time
of City Council’s approval of financial incentives for the project and
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the municipal taxes after the completion of the approved eligible
works, occupancy and reassessment by MPAC. The tax increment
will be calculated on an annual basis and will include increases
and decreases resulting from tax rate changes and reassessments.

to which it applies and the City will enforce the provisions of the
agreement against any party to the agreement and all subsequent
owners or tenants.

Vacancy Tax Rebate: is a tax rebate issued under Section 364 of
the Municipal Act.

General Incentive Program Provisions

Underutilized: is property or space in a building that is currently
not being used to its full potential, often it is accessory to but not
essential to the operations of the primary use.
General Incentive Program Requirements

2. As a condition of approval of an application for any of the financial
incentive programs contained within this CIP, the applicant may be
required enter into an agreement with the City at the discretion of
the Administration. The agreement may be registered against the
land to which it applies and will specify the terms, duration and
default provisions of the grant.

AF

The general and program specific requirements are not
necessarily exhaustive and the City reserves the right to include
other requirements and conditions as deemed necessary on an
application specific basis. All of the financial incentive programs
contained in this CIP are subject to the following general
requirements in addition to the individual requirements specified
under each program.

1. Windsor City Council is the sole approval authority for all
applications submitted under the financial incentive programs
included in this CIP. Council may delegate to either a Committee
of the Council or to an appointed officer of the municipality by
position occupied the Council’s authority to approve financial
incentive applications subject to the requirements of the individual
financial incentive programs.

T

Vacant: is property or space in a building that is unoccupied,
currently receives the Vacancy Tax Rebate, and/or classified as
vacant by MPAC. The property or building will have had to been
unoccupied for at least 6 months prior to the application date to
be considered vacant for the purposes of the financial incentive
programs.

All projects that are approved for financial incentives are subject
to the following terms and conditions, in addition to the individual
provisions specified under each program.

R

1. Application for any of the incentive programs contained in
the CIP can be made only for real property located within the
Community Improvement Project Area.

D

2. If the applicant is not the owner of the property, the applicant
must provide written consent from the owner of the property on
the application. The property owner may also be required to be a
party to any agreements for the financial incentive programs.
3. Applicants approved for the programs contained in the CIP will
be required to complete the eligible works and have the property
reassessed by MPAC within specified timeframes.
4. The applicant must address all outstanding work orders and/or
other fees from the City (including tax arrears) against the subject
property to the satisfaction of the municipality prior to the grant
being paid, or be addressed as part of the proposed work.
5. Any applicant that is purchasing City owned property as part of
the proposal must enter into a written agreement with the City
stating that they will keep and maintain the land, building and
the use in conformity with the Community Improvement Plan.
The agreement will also include the specific details (amount,
duration, performance expectations, legal remedies, etc) of the
incentive programs that will be made available to development.
The agreement entered into will be registered against the land

3. Approved grants being received through one or more of the
financial incentive programs contained within this CIP can be
transferred to the new owners of the property or other assignee
at the sole discretion of the City subject to the new owner
entering into an agreement (where applicable) with the City that
fulfills the requirements of the original agreement, plus any new
requirements.
4. All proposed works approved under the incentive programs and
associated improvements to buildings and/or land shall conform
to all provincial laws, municipal by-laws, policies, procedures,
standards and guidelines, including applicable Official Plan and
zoning requirements and approvals.
5. The applicant will be required to submit a complete application
to the City describing in detail the work that is planned. This may
include reports, floor plans, conceptual site plans, business plans,
estimates, contracts and other details as may be required to satisfy
the City with respect to conformity of the project with the CIP. The
application must be submitted to the City prior to City Council’s
approval of financial incentives for the project.
6. All studies, drawings, reports and/or materials submitted to and/
or requested by the City to support a financial incentive program
application shall be prepared by qualified professionals to the
satisfaction of the City. The individual financial incentive programs
may have specific requirements for information, as well as outline
the specific professional qualifications necessary to complete the
prescribed work.
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7. The City may undertake an audit of work done and eligible costs
if it is deemed necessary, at the expense of the applicant.
8. City staff, officials, and/or agents of the City may inspect any
property that is the subject of an application for any of the financial
incentive programs offered by the City.
9. The City is not responsible for any costs incurred by an applicant
in relation to any of the programs, including without limitation,
costs incurred in anticipation of a grant.
10. The total of all grants provided in respect of the particular lands
and buildings of an applicant under the programs contained in the
CIP shall not exceed eligible costs with respect to these lands and
buildings.
11. Grants will not apply to any portion of the personal property,
inventory or land purchase value of the project.

18. Grants will be paid in accordance with the specific requirements
and payment terms of each individual financial incentive program
offered by this Community Improvement Plan.
19. Unless otherwise stated, the financial incentive programs
described in this CIP are designed to be funded by a capital
budget established for the purposes of implementing the financial
incentive programs according to the payment conditions and
schedule outlined for each program, and subject to the availability
of funding as approved by Council.
20. The Building/Property Improvement Tax Increment Grant
Program described in this CIP is designed to be funded by the
tax increment generated by the development, redevelopment,
adaptive reuse or rehabilitation according to the payment schedule
outlined for the program and/or approved by Council.

AF

12. The financial incentive programs approved by City Council will
take effect as of the date of City Council adoption and will not be
applied retroactively to any work that has taken place prior to the
adoption of the CIP.

17. The City has the right to perform annual inspections to ensure
compliance with the agreement and make adjustments to the
incentive levels to reflect the current situation in relation to the
agreement signed with the City.

T

44

D

R

13. Approval of financial incentive program applications will not be
applied retroactively to any work that has taken place prior to the
City Council’s or delegate’s approval to participate in an incentive
program. However, Council or its delegate may at its discretion
approve including eligible costs incurred between the time that
the City receives a complete application for a financial incentive
program(s) and the date of the final approval to participate in the
program. The applicant assumes all of the risks associated with
beginning the eligible works prior to final approval, including the
potential for denial of a financial incentive program application.
14. City Council at its discretion may at any time discontinue a
program; however, any participants in the program prior to its
discontinuance will continue to receive grants as approved for
their property in accordance with the approval and/or agreement
signed with the City of Windsor.

21. City Council, at its sole discretion, may evaluate an incentive
application and decide on a case-by-case basis to adjust the level
of the incentives (not to exceed the eligible costs), provide for an
alternative payment schedule, and/or identify and use alternative
sources of funding to pay the grants. Council will prepare
additional implementation criteria and/or policies to assist with
determining when one or more of these options may be necessary
and/or desirable. Council modified incentives must comply with
the eligibility criteria of the individual incentive program.
22. Financial incentives are available for the eligible costs of the
development, redevelopment, adaptive reuse or rehabilitation of
a building and/or property, and are not based on occupancy or
changes in occupancy.

15. If the applicant is in default of any of the general or program
specific requirements, or any other requirements of the City, the
City may delay, reduce or cancel the approved grant, and any grant
amount paid will be recovered by the City.
16. If a building that was erected or improved with a program
grant is demolished prior to the expiry of the grant period, the
grant is terminated and will be recovered by the City.

City Council Meeting - February 1, 2021
Page 140 of 458

Draft University Avenue West and Wyandotte Street West Community Improvement Plan - December 16, 2020

45

Municipal Development
Fees Grant Program
Purpose

approval of financial incentives for the project.

Municipal Development Fees Grants are a grant equal to 100%
of the fee paid for the following eligible types of planning/
development applications and building permits:

4. The Municipal Development Fees Grant is a grant equal to
100% of the fees paid for the following eligible types of planning/
development applications and building permits:

The Municipal Development Fees Grant Program is intended
to encourage development along the University Ave West and
Wyandotte Street West corridors by providing a financial incentive
to offset the costs associated with seeking the appropriate
planning approvals and building permits for a project.

•
•
•
•
•
•
•

Program Details

•
•
•

AF

The Municipal Development Fees Grant Program will consist of a
grant program, whereby property owners will be eligible to receive
a grant for 100% of the specified Municipal Development Fees, up
to a maximum of $50,000 per property.

T

Description

Official Plan amendment;
Zoning By-law amendment;
Minor Variance;
Consent to Sever;
Site Plan Control;
Plan of Subdivision/Condominium;
Demolition Permit (except where the
demolition permit is for a property listed on
the Municipal Heritage Register;
Building Permit;
Sign Permit; and,
Other development related municipal fees that are not
listed above, that advance the purpose of this program, may
be considered at the discretion of the City Planner.

5. Municipal Development Fees Grants do not include
the Parkland Dedication Fees that are associated with the
development, redevelopment, adaptive reuse or rehabilitation
of a building or property.

1. The Municipal Development Fees will be refunded at 100% of
the fees owing to the City of Windsor, up to a maximum amount
of $50,000 per project.

6. Building permit fees for newly created single family lots
resulting from a Plan of Subdivision approval are not eligible for a
Municipal Development Fees Grant.

2. The Municipal Development Fees Grant is only available for the
Municipal Development Fees that are directly associated with a
project that results in the development, redevelopment, adaptive
reuse or rehabilitation of a building or property and qualifies for
another program under the CIP.

7. Any remaining Municipal Development Charges that are
assessed as a result of the development or redevelopment
will also be eligible for the Municipal Development Fees Grant
Program for projects that qualify for the Building/Property
Improvement Tax Increment Grant Program.

3. The applicant will be required to submit a complete application
to the City describing in detail the development or redevelopment
that is planned, including application for building permit(s).
This may include floor plans, site plans, reports, business plans,
estimates, contracts and other details as may be required to satisfy
the Municipality with respect to conformity of the project with the
CIP. The application must be submitted to the City prior to the final

8. Determination of compliance with the requirements of this
program and the amount of the grant (within the permitted
terms of this program) is at the discretion of and subject to the
approval of the City Planner.

D
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Applicants are eligible to apply for funding under this program,
subject to meeting the general program requirements, the
following program specific requirements, and subject to the
availability of funding as approved by Council:

9. The Development and Building Fees Grant will be paid after all
construction is complete and all final inspections pertinent to all
permits eligible for grants have been conducted by the City.
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Geographic Eligibility

Combining with the Building/Property Improvement Tax Increment
Grant Program the University Ave West and Wyandotte Street
West corridors are located within the boundaries of Council’s
existing Development Charges Reduction program for infill
projects. Development Charges are significantly reduced in these
areas to encourage infill development that contributes to the
intensification of existing core areas of the city.

Other Funding
Projects that are eligible for the Municipal Development Fees
Grant Program are permitted to combine the incentives from any
other City of Windsor approved Community Improvement Plan,
provided that the total of all property tax assistance, grants and
loans provided by the City in relation to this, or any other CIP, will
not exceed the approved eligible costs for all approved incentive
programs.

AF

Any remaining Municipal Development Charges that are assessed
as a result of the development or redevelopment will also be
eligible for the Municipal Development Fees Grant Program for
projects that qualify for the Building/Property Improvement Tax
Increment Grant Program. The Educational Development Charge
will still apply to all developments or redevelopments.

against the land to which it applies and will specify the terms,
duration and default provisions of the grant.

T

The Municipal Development Fees Grant Program is applicable to
the entire Community Improvement Project Area for projects that
meet the program requirements outlined above.

The City Planner will document each approval and submit a
description of each approval as a Communication agenda item to
City Council for informational purposes.
Grant Calculation

Grant Payment

D
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The amount of the grant will be determined based upon the
total dollar value of all of the Municipal Development Fees owing
to the City. The grant will be for 100% of the eligible Municipal
Development Fees, up to a maximum of $50,000 per property.

Payment of the grant is made to the applicant upon the Municipality
being satisfied that the applicant has complied with all terms and
conditions of the application procedure, inspection procedures,
development procedures, and completion of work within the
required time frame.
In accordance with the Planning Act, the total of the Municipal
Development Fees Grant Program will not exceed the approved
eligible costs for the Municipal Development Fees Grant Program.
Grant Agreement
As a condition of approval of an application for a Municipal
Development Fees Grant, the applicant may be required to enter
into an agreement with the City. The Agreement may be registered
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Commercial/Mixed Use
Building Facade Improvement Program
The Commercial/ Mixed Use Building Facade Improvement
Program is intended to encourage the redesign, renovation or
restoration of commercial and mixed-use building facades in
within the Community Improvement Project Area by providing a
financial incentive to offset some of the costs associated with the
improvement of building facades.
This program is intended to:

•
•
•
•
•

Make the corridors more attractive, inviting and interesting
places to walk and shop;
Send a strong market signal to other potential investors that
the corridor is a viable investment option;
Help building owners attract and retain tenants;
Improve the marketability of individual buildings and the
local business area as a whole;
Build civic pride among the local businesses; and,
Contribute to the quality of life of residents, workers and
visitors

D
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Exterior improvements funded by the program help businesses
make a better first impression, showcase merchandise and
services, and attract new customers.
Description

1. Pre-consultation with the applicant and staff from the
Planning Department to discuss the proposed improvements is
recommended prior to submitting an application to access the
Program.
2. The applicant will be required to complete and provide the
following application materials to the Planning and Building
Services Department:

AF

•

Applicants are eligible to apply for funding under this program,
subject to meeting the general program requirements, the
following program specific requirements, and subject to the
availability of funding as approved by Council:

T

Purpose

The Commercial/ Mixed Use Building Facade Improvement
Program will consist of a grant program, whereby property
owners, tenants and/or assignees will be eligible to receive a
grant for 50% of the eligible costs of the facade improvements,
up to $20,000 per property.
At the discretion of Council, the grant can be increased by up to
$10,000 per property/project for properties/projects:
• Buildings located on corner properties that require improvement
and restoration works to two facades that are highly visible from
an adjacent street or public right-of-way or park;
• Façade improvements that will have a significant impact
on improving the appearance of the corridors and will have a
significant investment of $100,000 or more on the facades; or
• Designated under the Ontario Heritage Act, or on the Municipal
Heritage Register.
Program Details

• An completed application form;
• Detailed plans/drawings of the improvements to be undertaken;
and,
• Three estimates of the cost of undertaking the proposed
improvements.
3. The evaluation of the applicant’s proposal will be based on
the extent to which the project enhances building aesthetics and
functionality with regard for the interface between building and
adjacent street(s) and/or public spaces.
4. Design advice and technical assistance may be offered through
the Planning Department to assess the property and suggest
facade improvements.
5. All elevation drawings will be reviewed and approved by the
City and subject to an agreement that stipulates the specifics of
the approved facade design and improvements.
6. The following types of building façade restoration and
improvement works on commercial and mixed use buildings are
considered eligible for a Commercial/ Mixed Use Building Facade
Improvement grant:
•
•
•
•

Repair or replacement of storefront, including repair or
replacement of storefront doors and windows;
Exterior and entrance modifications to provide barrier free
accessibility;
Repair or repointing of facade masonry and brickwork;
Repair or replacement of cornices, parapets, eaves, soffits
and other architectural details;
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Repair or replacement of awnings or canopies;
Facade painting and cleaning/treatments;
Addition of new lighting/upgrading of existing fixtures on
exterior facade and in entrance and storefront display areas;
Installation/improvement of signage (as permitted by the
Sign By-law);
Architectural/design fees required for eligible works (to
maximum of 10% of the grant amount); and,
Other improvements and repairs that may be necessary to
implement the approved Community Improvement Plan
also may be undertaken subject to the appropriate By-laws
of The Corporation of the City of Windsor, as determined by
the City Planner.

•
•
•
•
•
•

R

•

Works that conserve or enhance elements specified in the
Reasons for Designation accompanying the designating bylaw under the Ontario Heritage Act;
Original siding and roofing materials including repair and
replacement where necessary of wood clapboard or boardand-batten, repair and repointing of masonry buildings,
stucco repair, repair or replacement of original roofing
materials (slate, wood shingles, tile, etc.);
Removal of modern materials and replacement with
documented original materials;
Reconstruction or construction of former and significant
architectural features for which
the appearance can be clearly determined from documentary
sources (photographs, drawings, etc.);
Cleaning of masonry buildings if it is necessary for the
building’s preservation;
All final finishes, such as paint and masonry are eligible for
funding subject to approval; and,
Works required to maintain or preserve significant
architectural features.

D

•

11. All improvements must be maintained during the term of the
Community Improvement Plan and all improvements must be
completed within timeline approved by Council.
Grant Payment
Payment of the grant is made to the grant recipient upon the
City being satisfied that the grant recipient has complied with
all terms and conditions of the application procedure, inspection
procedures, development procedures, and completion of work
within the required time frame.
In accordance with the Planning Act, the total of the Commercial/
Mixed Use Building Facade Improvement Grant will cannot
exceed the approved eligible costs for the Commercial/ Mixed
Use Building Facade Improvement Grant Program.

AF

7. In addition to the eligible costs specified in 6) above,
the following types of building façade restoration and
improvement works on commercial and mixed use buildings
designated under the Ontario Heritage Act are also
considered eligible for a grant/loan under this program:

10. Fees (i.e. architects, engineers, permits, etc.) associated with
the facade improvements are an eligible expense up to 10% of
the total grant amount. Labour contributed by the applicant is
not an eligible expense.

T
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8. The program encourages the restoration of façades to their
original state using authentic or original materials. Products used
in the restoration of a façade should contain materials that match
the texture, colour, size, shape and detail of the original material
where possible.
9. This program encourages removal of materials such as vinyl
or aluminum siding and the restoration of original brick, block
or wood façades. Where it is not possible to restore the original
materials of a façade, the use of natural materials is encouraged
where the form and scale of the original façade is maintained.

Grant Agreement

As a condition of approval of an application for a Commercial/
Mixed Use Building Facade Improvement Grant, the applicant
may be required to enter into an agreement with the City. The
Agreement may be registered against the land to which it applies
and will specify the terms, duration and default provisions of the
grant.
Other Funding
Projects that are eligible for the Commercial/ Mixed Use Building
Facade Improvement Grant Program are permitted to be
combined with the incentives from any other City of Windsor
approved Community Improvement Plan provided that the
total of all property tax assistance, grants and loans provided by
the City in relation to this, or any other CIP, cannot exceed the
approved eligible costs for all approved incentive programs.
Geographic Eligibility
The Commercial/ Mixed Use Building Facade Improvement
Program is applicable to the entire Community Improvement
Project Area, for projects that meet the program requirements
outlined above.
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Grant Calculation

within the required time frame.

The amount of the grant will be determined based upon the total
eligible costs for the facade improvements divided by two, with
the amount of the grant capped at $20,000 per property.

In accordance with the Planning Act, the total of the Commercial/
Mixed Use Building Facade Improvement Grant will cannot exceed
the approved eligible costs for the Commercial/ Mixed Use Building
Facade Improvement Grant Program.

•

•

Buildings located on corner properties that require
improvement and restoration works to two facades that are
highly visible from an adjacent street or public right-of-way
or park;
Façade improvements that will have a significant impact on
improving the appearance of the corridors and will have a
significant investment of $100,000 or more on the facades;
or
Designated under the Ontario Heritage Act or are on the
Municipal Heritage Register.

Grant Payment

As a condition of approval of an application for a Commercial/
Mixed Use Building Facade Improvement Grant, the applicant
may be required to enter into an agreement with the City. The
Agreement may be registered against the land to which it applies
and will specify the terms, duration and default provisions of the
grant.
Other Funding

Projects that are eligible for the Commercial/ Mixed Use Building
Facade Improvement Grant Program are permitted to be
combined with the incentives from any other City of Windsor
approved Community Improvement Plan provided that the total
of all property tax assistance, grants and loans provided by the City
in relation to this, or any other CIP, cannot exceed the approved
eligible costs for all approved incentive programs.

AF

•

Grant Agreement

T

At the discretion of Council, the grant can be increased by up to
$10,000 per property/project for properties/projects:

D

R

Payment of the grant is made to the grant recipient upon the
City being satisfied that the grant recipient has complied with all
terms and conditions of the application procedure, inspection
procedures, development procedures, and completion of work
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Building/Property Improvement
Tax Increment Grant Program
Purpose
The Building/Property Improvement Tax Increment Grant
Program is intended to provide economic incentive for the
development, rehabilitation and redevelopment
of properties within the catalyst project areas of the CIP.

3. The amount of the grant will be determined based upon the
incremental increase in the municipal taxes that results from
the work being completed and the project being reassessed by
MPAC.
4. The applicant will be required to submit a complete application
to the City describing in detail the development or redevelopment
that is planned. This may include reports, conceptual site plans,
business plans, estimates, contracts and other details as may be
required to satisfy the City with respect to and conformity of the
project with the CIP. The application must be submitted to the
City prior to City Council’s approval of financial incentives for the
project.

T

To provide an economic catalyst for rehabilitating, redeveloping
or developing buildings and properties by providing a financial
incentive that reduces any tax increase that can result when a
property is rehabilitated, redeveloped or developed and may
provide assistance in securing project financing. To help offset
the costs of rehabilitating and redeveloping properties, as long
as such development results in an increase in assessment and
therefore an increase in property taxes.

Program Details

R

This program will provide an annual grant based on the increase
in municipal property taxes for five years, after the project is
completed and reassessed to help offset the costs of rehabilitating
and redeveloping properties, as long as such development
results in an increase in assessment and therefore an increase in
property taxes.

Applicants are eligible to apply for funding under this program,
subject to meeting the general program requirements, the
following program specific requirements, and subject to the
availability of funding as approved by Council:
1. The following types of projects are considered eligible for the
Building/Property Improvement Tax Increment Grant Program:
•

5. The development, redevelopment, adaptive reuse or
rehabilitation of the building and/or property must result in an
annual grant (or tax increment) of at least $500 for properties
that are taxed at the “residential” tax rate, or $1,000 for all other
tax categories.

AF

Description

D

50

Existing commercial, residential and mixed use buildings, and
vacant properties where the development, redevelopment
or rehabilitation project results in an increase in the assessed
value and taxes on the property.

2. The Building/Property Improvement Grant Program will
consist of a grant program, whereby registered property owners
and/or assignees will be eligible to receive a grant for 100% of
the municipal portion of the tax increment generated from the
improvements made to the building or property for a defined
period of time.

6. Building/Property Improvement Grants are only available for
the “eligible costs” specified below:
•
•

•
•
•
•
•
•
•

Any portiwon of the eligible costs that were not reimbursed as
part of another CIP program (except the Alley Enhancement
Grant Program);
Demolishing buildings for the purpose of preparing the site
for development or redevelopment that is approved by the
City (only an eligible cost as part of a redevelopment of the
property);
Development or redevelopment of a building or property,
including improvements and expansion to an existing
building;
Adaptive reuse, building rehabilitation and retrofit works;
Development Feasibility and Support Studies;
Municipal Development Fees that exceed the $50,000 cap
under the Municipal Development Fees Grant Program.
Upgrading on-site infrastructure including water services,
sanitary sewers and stormwater management facilities;
Constructing/upgrading of any off-site improvement that is
required to fulfill any condition of a development/planning
approval (including Site Plan
Control) for the development, redevelopment, adaptive
reuse or rehabilitation of the building and/or property.
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7. Determination of compliance with the requirements of this
program and the amount of the property’s grant (within the
permitted terms of this program) is at the discretion of and
subject to City Council approval.

Year of Grant

Increment
Percentage
Rebated

Amount of Taxes
Payable

1

100%

Base Rate

2

100%

Base Rate

3

100%

Base Rate

4

100%

Base Rate

5

100%

Base Rate

The payment schedule for the Building/Property Improvement
Grant Program will be as follows, or until the total of all grants
that are provided in respect of the lands and buildings are equal
to the approved eligible costs.
City Council, at its sole discretion, may approve an additional
five year extension for a catalyst project, a designated heritage
building, projects where at least 20% of the units are affordable
housing units and/or projects that achieve a LEED Bronze or
higher certification.

T

8. City Council, at its sole discretion, may evaluate an incentive
application and decide on a case-by-case basis to adjust the
level of the incentives or provide for an alternative payment
schedule to pay the Building/Property Improvement Grant
Program. Projects must still meet the eligibility requirements
of the Building/Property Improvement Grant Program and
Council modified grants will not exceed the eligible costs of the
development, redevelopment, adaptive reuse or rehabilitation.
9. Grants will be made upon successful completion of the approved
work and documentation of the eligible costs associated with the
work. The City may undertake an audit of work done and eligible
costs if it is deemed necessary, at the expense of the applicant.

51

AF

10. The Building/Property Improvement Grant Program may be
passed on to subsequent owners, including individual residential
unit owners, for the amount and time left in the original grant
payback period with City Council’s approval. Subsequent owners
will be required to enter into an agreement with the City that
outlines the details of the remaining grant amount, eligibility and
financial obligations.

D

Geographic Eligibility

R

11. The grant will be forfeited and repaid to the City if the property
is demolished or altered in a manner that does not comply with
the CIP before the grant period elapses.

The Building/Property Improvement Tax Increment Grant
Program is applicable to the entire Community Improvement
Project Area for projects that meet the program requirements
outlined above.

For development or redevelopment occurring in a mixed use
building, the Building/Property Improvement Grant will be
calculated using MPAC’s method of apportioning the assessed
value of mixed-use properties into different classes.
Year of Grant

Increment
Percentage
Rebated

Amount of Taxes
Payable

6

100%

Base Rate

7

100%

Base Rate

8

100%

Base Rate

9

100%

Base Rate

10

100%

Base Rate

Grant Payment

Grant Calculation
The amount of the grant will be determined based upon the
incremental increase in the municipal taxes that result from
the eligible work being completed. The tax increment will be
established after the final inspection of the improvements in
accordance with the Ontario Building Code and when MPAC has
established a new assessment value. The total amount of the
grant provided cannot exceed the value of the eligible work that
resulted in the reassessment.

The applicant will be required to pay the full amount of property
taxes owing for each year of the program’s applicability and will
receive a Building/Property Improvement Grant for the amount
of the municipal tax increment after the final tax bills for each
year have been collected, provided all other eligibility criteria and
conditions continue to be met. Grants will not be applied as tax
credits against property tax accounts. If the tax bill is not paid in
full, the City may cancel all future grants and collect past grants
made as part of this program.
In case of an assessment appeal, the City reserves the right to
withhold any forthcoming Building/Property Improvement Grant
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payments pending final disposition of the appeal. If necessary,
the grant will be adjusted and paid once a decision regarding the
appeal is rendered.

Grant Adjustments

This program does not exempt property owners from an increase
in municipal taxes due to a general tax rate increase or a change
in assessment for any other reason after the eligible work has
been completed.
Grant Payment

•
•

The applicant will be required to pay the full amount of property
taxes owing for each year of the program’s applicability and will
receive a Building/Property Improvement Grant for the amount
of the municipal tax increment after the final tax bills for each
year have been collected, provided all other eligibility criteria
and conditions continue to be met. Grants will not be applied
as tax credits against property tax accounts. If the tax bill is not
paid in full, the City may cancel all future grants and collect past
grants made as part of this program.

•

•

The City of Windsor reserves the right to adjust the amount
of the Building/Property Improvement Grant to:
If it ceases to meet the objectives outlined in this CIP;
Recover grant payments that were made under one or more
of the other programs contained within this CIP where the
development or redevelopment no longer complies with the
Purpose or Program Details of the program for which the
grant was made;
Reflect the amount of all reductions to municipal taxes paid
to the applicant following the commencement of the grant
program, including property tax rebates to reflect vacancy,
charitable status, heritage status, etc; and,
Account for a reduction of municipal taxes payable resulting
from a successful assessment appeal.

T

Grant Agreement

As a condition of approval of an application for a Building/
Property Improvement Tax Increment Grant, the applicant must
enter into an agreement with the City. The Agreement will be
registered against the land to which it applies and will specify the
terms, duration and default provisions of the grant.

AF

In case of an assessment appeal, the City reserves the right to
withhold any forthcoming Building/Property Improvement Grant
payments pending final disposition of the appeal. If necessary,
the grant will be adjusted and paid once a decision regarding the
appeal is rendered.

•

D

R

This program does not exempt property owners from an increase
in municipal taxes due to a general tax rate increase or a change
in assessment for any other reason after the eligible work has
been completed.

Other Funding

Projects that are eligible for the Building/Property Improvement
Grant Program are permitted to combine the incentives from
any other City of Windsor approved Community Improvement
Plan provided that the total of all property tax assistance, grants
and loans provided by the City in relation to this, or any other
CIP, cannot exceed the approved eligible costs for all approved
incentive programs.

City Council Meeting - February 1, 2021
Page 148 of 458

Draft University Avenue West and Wyandotte Street West Community Improvement Plan - December 16, 2020

53

Other Community Improvement Activities and Actions
In addition to the financial incentive programs outlined in this CIP,
the Planning Act also permits the municipality to undertake the
following community improvement activities:
1. Acquire, hold, clear, grade or otherwise prepare land for community improvement;
2. Construct, repair, rehabilitate or improve buildings on land
acquired or held by it in conformity with the community improvement plan; and,

1. Unless the property is deemed to be a Special Project as
defined by the City of Windsor’s “Disposal of Land” policy, all disposition of municipal land must be done in compliance with the
“Disposal of Land” policy;
2. City Council may deem any property located within the Community Improvement Project Area to be a “Special Project” as
defined by the City of Windsor’s “Disposal of Land” policy for the
purposes of Community Improvement provided that the proposed development, redevelopment or rehabilitation meets the
definition of a catalyst project, as defined by this CIP;

3. Sell, lease, or otherwise dispose of any land and buildings
acquired or held by it in conformity with the community improvement plan.

3. Properties that are deemed to be a “Special Project” can be
disposed of using one or more of the following methods:

Property Acquisition

•

T
•

Request for Proposals;

•

Expression of Interests;

•

Land exchange(s); or

•

Any other method deemed to be appropriate by City Council.

D

Property Disposition

R

AF

The City of Windsor may facilitate the assembly of land within
the Community Improvement Project Area in conformity with the
Community Improvement Plan. Additionally, the City of Windsor
may acquire, hold, clear, grade or otherwise prepare the land
for community improvement as defined by this CIP. The principal
reason for acquisition is to improve and secure the economic
well-being of the study area by asserting an elevated level of
control over the acquisition and consolidation of sites suitable for
facilitating new development or redevelopment, providing much
needed amenities and services, or that further the objectives of
this CIP. The City of Windsor may also choose to construct, repair,
rehabilitate or improve buildings on land acquired or held by it to
further the objectives of this CIP.

Direct offer of purchase and sale;

The City of Windsor may dispose of municipally owned land or
buildings within the Community Improvement Project Area in
conformity with the Community Improvement Plan. Additionally,
the City of Windsor may sell, lease, or otherwise dispose of any
land and buildings acquired or held by it provided the end use
of the property and/or buildings remains in conformity with this
CIP. The City of Windsor may choose to dispose of municipally
owned property or buildings at less than market value in order to
facilitate the development, redevelopment or adaptive reuse of
the property and/or buildings. Municipally owned property that is
disposed of for the purpose of meeting one or more of the objectives of this CIP, whether at market value or less, is subject to the
following requirements:

4. City Council will determine the percentage below market value,
if any, that the City will sell the property for based on the benefit
to the public generated by the project, as determined by City
Council.
5. The actual percentage below market value will be determined
by City Council. The amount below market value plus all other
incentives under this, or any other approved, CIP cannot exceed
the total eligible costs.
6. As required by the Planning Act the purchaser of City owned
property will be required to enter into a written agreement with
the City stating that they will keep and maintain the land, building
and the use in conformity with the Community Improvement
Plan. The agreement entered into above will be registered against
the land to which it applies and the City will enforce the provisions of the agreement against any party to the agreement and,
subject to the provisions of the Registry Act and the Land Titles
Act, against any and all subsequent owners or tenants of the land.
7. Projects are also required to be in compliance with the City’s
other by-laws and policies, including zoning and building regulations.
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Monitoring Program
The performance and impact of the incentive programs will be
monitored to ensure that the purpose and objectives of this CIP
are successfully being met.

•

Number of applications

•

Number of buildings or properties improved;

Purpose of the Monitoring Program

•

Value of building/property improvements;

The collection and analysis of information is intended to monitor:

•

Changes in assessment value of the building; and,

•

Estimated and actual amount of grants provided.

Funds dispersed through the CIP incentive programs by
program type so as to determine which programs are being
most utilized;

•

The revitalization and economic impact associated with
projects taking advantage of the CIP incentive programs in
order to determine the ratio of private sector investment
being leveraged by public sector investment;
The amount of private sector investment made in downtown Windsor by sector (e.g. residential, retail, office, etc) ;
and,

•

Feedback from users of the incentive programs so that adadjustments can be made to the incentive programs over time
as it is deemed necessary.

Progress on implementation and the monitoring results of the
incentive programs described above will be reported to City
Council on an annual basis.
A comprehensive analysis of information collected will be
presented to City Council at the five year anniversary of the CIP
recomcoming into effect. This analysis will be accompanied by recom
mendations relating to the following matters (at a minimum):

AF

•

CIP Review and Program Adjustments

T

•

R

Data Collection

D

The following program-specific information should be collected
on an ongoing basis:
Municipal Development Fees Grant Program
•

Number of program applications;

•

Estimated and actual amount of grants provided.

Commercial/Mixed Use Building Facade Improvement Program
Number of applications
•

Number of building facades improved;

•

Value of building facade improvements;

•

Changes in assessment value of the building; and,

•

Estimated and actual amount of grants provided. Building/
Property Improvement Tax Increment Grant Program

•

Continuation or repeal of the entire CIP;

•

Discontinuation or addition of programs contained within
the CIP; and,

•

Minor adjustments to the program details, terms or requirements of programs contained within the CIP.

Requirement for CIP Amendment
Minor revisions to the CIP, including the adjustment of terms and
requirements of any of the programs, changing the boundaries
of any of the targeted program boundaries (within the existing
boundary of the CIP Project Area) , or discontinuation of any of
the programs contained in the CIP, may be undertaken without
amendment to the CIP. Such minor changes or discontinuation
of programs will be provided to the Minister of Municipal Affairs
and Housing for information purposes only.
The addition of any new programs, significant changes to eligibility criteria, changes to the CIP Project Area boundaries, or changes to the CIP that would substantially increase funding provided
by existing financial incentives will require a formal amendment
to the CIP in accordance with Section 28 of the Planning Act.
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Section A LEGISLATIVE FRAMEWORK
The following legislation provides authority for the
preparation of a Community Improvement Plan:

A.1 Municipal Act, 2001

Under the Planning Act, a municipality may engage in
the following for the purpose of carrying out a
community improvement plan:
•

Section 106 (1) of the Municipal Act, 2001 prohibits
municipalities from assisting directly or indirectly any
manufacturing business or other industrial or
commercial enterprise through the granting of
bonuses for that purpose. A municipality may not
grant assistance by:
•
•
•
•

Giving or lending any property of the municipality,
including money;
Guaranteeing borrowing;
Leasing or selling any property of the municipality
at below fair market value; or
Giving a total or partial exemption from any levy,
charge or fee.

•
•
•

Acquire, hold, clear, grade or otherwise prepare
land for community improvement;
Construct, repair, rehabilitate or improve buildings
on land acquired or held by it in conformity with
the community improvement plan;
Sell, lease, or otherwise dispose of any land and
buildings acquired or held by it inconformity with
the community improvement plan; and
Make grants or loans in conformity with the
community improvement plan to the registered
owners, assessed owners or assignees to pay for
eligible costs.

However, the Municipal Act, 2001 provides an
exception to the restrictions note above, where
council has exercised its authority under Section 28 of
the Planning Act.

A.2 Planning Act
Section 28 of the Planning Act stipulates that where an
Official Plan contains provision relating to community
improvement, council may, by by-law, designate all or
any part of an area covered by such an official plan as
a community improvement project area. The
community improvement is where council deems
desirable because of age, dilapidation, overcrowding,
faulty arrangement, unsuitability of buildings or any
other environmental, social or community economic
development reason.
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Section B POLICY REVIEW
The community improvement plan aligns with
the following provincial and municipal policy
direction:

•

B.1 Planning Act - Provincial Interest
Section 2 of the Planning Act outlines the specific
areas that are deemed to be of Provincial interest in
planning matters. It is these area that inform the
Provincial Policy Statement, and that municipalities
must “have regard to” when making planning
decisions, including adopting a community
improvement plan. This CIP will have regard to the
following matters of Provincial interest:
•
•
•
•
•
•
•
•

The conversion of features of significant architecture, cultural, historical, archaeological or scientific
interest (Section 2(h));
The orderly development of safe and healthy communities (Section 2(h));
The adequate provision and distribution of educational, health, social, cultural and recreational
facilities (Section 2(i));
The adequate provision of a full range of housing,
including affordable housing (Section 2(j));
The adequate provision of employment opportunities (Section 2(k));
The protection of public health and safety (Section
2(0);
The appropriate location of growth and development (Section 2(p)):
The promotion of development that is designed to

be sustainable, to support public transit and to be
oriented to pedestrians (Section 2(q)); and,
The promotion of built form that is well-designed,
encourages a sense of place, and provides for public spaces that are of high quality, safe, accessible,
attractive and vibrant (Section 2(r)).

B.2 Provincial Policy Statement
Part 2 of the Planning Act requires that, “decisions
affecting planning matters shall be consistent with
policy statements issued under the Act”. These policy
statements are consolidated in most recent version of
the Provincial Policy Statement, 2020, which came into
effect May 1, 2020.
The policy direction that aligns with the direction of
this CIP include:
•

•

•
•

•

Supporting the long-term economic prosperity by
maintaining and, where possible, enhancing the
vitality and viability of downtowns and mainstreets
(Section 1.7.1 (d)).
Encouraging a sense of place, by promoting
well-designed built form and cultural planning, and
by conserving features that help define character,
including built heritage resources and cultural heritage landscapes (1.7.1(e));
Promoting the redevelopment of brownfield sites
(1.7.1(f));
Providing an appropriate range and mix of housing
options and densities required to meet projected
requirements of current and future residents of
the regional market area (Section 1.4.1);
Promoting healthy, active communities by planning
public streets, spaces and facilities to be safe, meet
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•

•

•

the needs of pedestrians, foster social interaction
and facilitate active transportation and community
connectivity (Section 1.5.1(a));
Promoting land use patterns, density and mix
of uses that minimize the length and number of
vehicle trips and support current and future use of
transit and active transportation (Section 1.6.7.4).
Encouraging compact, mixed-use development
that incorporates compatible employment uses
to support liveable and resilient communities,
with consideration of housing policy 1.4 (Section
1.3.1(d));
Conserving significant built heritage resources and
significant cultural heritage landscapes (Section
2.6.1).

B.3 City of Windsor Official Plan

corridors or any other identified area in decline of in
transition from one land use to another.
Council may designate by by-law a Community
Improvement Project Area in accordance with the
Planning Act to revitalize planning districts,
neighbourhoods, corridors or any other identified area
in decline or in transition from one land use to
another.
The Community Improvement Objectives include:
•
•
•

The Official Plan provides guidance for the physical
development of the municipality while taking into
consideration important social, economic and
environmental matters and goals. Additionally, the
Official Plan provides a significant amount of policy
direction on matters addressed by this CIP. Specifics
regarding the land use designations within the area
are contained within later sections of this report.
In conformity with the Planning Act, the Official Plan
also includes provision relating to community improvement.
The Official Plan includes Community Improvement
provisions that identify areas and situations where
the preparation of a CIP is desirable, as well as specific
objectives to be achieved as a result of applying these
provisions. According to the Official Plan:

5

•

To revitalize areas in decline or in transition from
one land use to another through the use of
Community Improvement Plans;
To provide standards for building and property
maintenance and occupancy;
To establish partnerships with business associations to strengthen employment, commercial and
mixed use areas; and,
To direct municipal actions to revitalize and
strengthen neighourhoods.

Furthermore, a Community Improvement Project Area
may include any planning district, neighbourhood,
corridor or any other identified area of the city and
shall be encouraged for:
•
•
•
•

Residential areas where the housing stock is inneed of maintenance, rehabilitation and/or repair;
Declining commercial or mixed use areas where
there are a number of vacant or underutilized
properties;
Areas in which there are land use conflicts as a
result of incompatible uses; and,
Areas that have the potential to be new employment areas.

Community improvement initiatives will be used to
revitalize existing planning districts, neighbourhoods,
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Section C LAND USE & BUILT FORM
C.1 Current Official Plan Designations and Corresponding Policies Review

Official Plan
Designations

RIVERSIDE DRIVE
WEST

CRAWFORD AVENUE

OAK AVENUE

ELM AVENUE

CAMERON AVENUE

MCKAY AVENUE

CURRY AVENUE

MCEWAN AVENUE

CAMPBELL AVENUE

JOSEPHINE AVENUE

BRIDGE AVENUE

RANKIN AVENUE

RANDOLPH AVENUE

ASKIN AVENUE

CALIFORNIA AVENUE

SUNSET AVENUE

PATRICIA ROAD

SALTER AVENUE

UNIVERSITY AVENUE WEST

FANCHETTE STREET
MARTINDALE STREET

WYANDOTTE STREET WEST

Residential
CARON AVENUE

Open Space

WELLINGTON AVENUE

Commercial Corridor

PARTINGTON AVENUE

Mixed Use

Major Institutional

ELLIOTT STREET WEST
ELM AVENUE

PATRICIA ROAD

Industrial
ROONEY STREET

The current Official Plan designations along the University
Avenue West and Wyandotte Street West corridors are
shown on the map above. The Official Plan designations
within the study area include Residential, Mixed Use,
Commercial Corridor, Open Space, Industrial, and
Major Institutional. Along both corridors, most of the
properties are identified as Mixed Use. Uses permitted
in the Mixed Use land use designation include retail and
service commercial establishments, offices, cultural,
recreation and entertainment uses, and institutional, open
space and residential uses, exclusive of small scale Low
Profile residential development. Some sections of the
two corridors are occupied by properties designated as
Residential. As indicated in the corresponding policies for

Residential land use designation, Low, Medium and High
Profile dwelling units are allowed in such designation.
Both Ernest Atkinson Park and Wilson Park are identified
as Open Space by the Official Plan. On University Avenue
West, there is a cluster of properties designated as Major
Institutional between Sunset Avenue and California Avenue.
On Wyandotte Street West, a large area of land designated
as Industrial can be found between Wellington Avenue and
Crawford Avenue.
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C.2 Current Zoning Review

Zoning ByLaw 8600

S.20(1)3

S.20(1)3

S.20(1)14

RD2.2

RD3.3

RD3.4

RD3.9

RD3.9

CD1.2

RD3.1

RD3.1

RD3.1

CD2.2
UNIVERSIT

CD2.2

RD2.2
CD2.2

CD2.2

Y AVENUE WEST

RD3.4

RD3.3

RD3.4

CD2.2

SALTER AVENUE

RD3.1

S.20(1)208

CRAWFORD AVENUE

RD2.1

OAK AVENUE

ELM AVENUE

GD1.1

RD2.2

RD3.2

RD3.10

CAMERON AVENUE

MCKAY AVENUE

RD2.1

CURRY AVENUE

RD2.2
S.20(1)110

MCEWAN AVENUE

CAMPBELL AVENUE

GD1.1

GD1.1

RIVERSIDE DRIVE
WEST

S.20(1)21

JOSEPHINE AVENUE

BRIDGE AVENUE

RANKIN AVENUE

ASKIN AVENUE

CALIFORNIA AVENUE

SUNSET AVENUE

PATRICIA ROAD

RD2.2

RANDOLPH AVENUE

Site Specific Zoning

RD3.4

GD1.1

RD3.4

Zoning ByLaw 8600

RD3.1

RD2.2

CD3.6

S.20(1)366

CD3.6

GD1.1

S.20(1)161

S.20(1)334

RD3.4

RD3.1

ID1.3

MD1.1

S.20(1)18

ID1.1
FANCHETTE STREET

RD1.3

RD2.2

MARTINDALE STREET

RD2.2

GD1.1

RD2.1

RD1.3

S.20(1)17

RD1.3

MD1.6

S.20(1)2

RD2.2

RD2.2

CD2.2

ID1.3

RD3.4

CD2.2

CD2.2

CD2.2
CD2.2
S.20(1)26

RD1.3
RD2.2

RD3.1

RD2.2

GD1.1
ELLIOTT STREET WEST

MD1.6
RD1.3

ELM AVENUE

ID1.3

PATRICIA ROAD

ROONEY STREET

RD3.1

CD2.1
MD1.2

MD1.2

S.20(1)375

The map above delineates the current zoning categories
along University Avenue West and Wyandotte Street
West. As suggested by the map, there is a variety of
zoning categories in the study area. Residential Districts,
Commercial Districts, Green Districts, Manufacturing
Districts, and Institutional Districts are all present along
the two corridors. In the study area, the most frequently
appearing zoning category is CD 2.2 (Commercial District
2.2). According to Zoning By-law 8600, some of the
permitted uses for properties zoned as CD 2.2 include
Bakery, Business Office, Child Care Centre, Commercial
School, Confectionery, Food Outlet - Take-Out, Funeral
Establishment, Medical Office, Micro-Brewery, Personal
Service Shop, Place of Entertainment and Recreation,

MD1.2

CARON AVENUE

RD2.1

MD1.6

GD1.1

S.20(1)295

S.20(1)32

S.20(1)332

WELLINGTON AVENUE

RD3.1

CD3.3

GD1.1

PARTINGTON AVENUE

ID1.3

ID1.1

CD2.2

WYANDOTTE STREET WEST

CD1.3
S.20(1)136

S.20(1)345

CD2.2

MD1.1

ID1.1

RD3.16

ID1.1

RD1.3
MD1.3

Place of Worship, Professional Studio, Public Hall, Repair
Shop – Light, Restaurant, Retail Store, Veterinary Office, and
Wholesale Store.
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C.3 Current Land Use

Property Code
Designations

RIVERSIDE DRIVE
WEST

CRAWFORD AVENUE

OAK AVENUE

ELM AVENUE

CAMERON AVENUE

MCKAY AVENUE

CURRY AVENUE

MCEWAN AVENUE

CAMPBELL AVENUE

JOSEPHINE AVENUE

BRIDGE AVENUE

RANKIN AVENUE

RANDOLPH AVENUE

ASKIN AVENUE

CALIFORNIA AVENUE

SUNSET AVENUE

PATRICIA ROAD

SALTER AVENUE

UNIVERSITY AVENUE WEST

FANCHETTE STREET
MARTINDALE STREET

WYANDOTTE STREET WEST

Commercial

Surface Parking
Municipal Park

Multi-Residential
3-6 Units
Multi-Residential
7+ Units

Institutional/
School

Residential

Place of Worship

Commercial

Mixed Use
Commercial/
Residential

Community Hall/
Club

Industrial

Vacant Land

CARON AVENUE

Rail Lands

ELLIOTT STREET WEST

ROONEY STREET

The current land uses along the University Avenue West
and Wyandotte Street West corridors are shown on the
map above. The uses vary between commercial, residential
(single detached, semi-detached and multi-residential),
institutional uses and vacant land. The uses vary along the
two corridors vary greatly property by property, however
the uses surrounding the corridors on the north/south
streets are primarily residential. The uses along University
Avenue West and Wyandotte Street West will be discussed
in more detail below.
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University Avenue West:
Starting at Huron Church Road, the uses are institutional uses
to Sunset Avenue. The institutional uses include Our Lady of
Assumption Church; the University of Windsor Leddy Library,
University of Windsor Faculty of Law Buildings; and, Canterbury
College. From Sunset Avenue to Campbell Avenue the uses vary,
however they are primarily multi-family residential buildings
built in the 1960’s and 1970’s of varying heights and forms.
After Campbell Avenue the uses still vary property by property
between commercial, mixed use and various forms of residential,
however commercial uses are more common.
In addition to the uses discussed above, University Avenue
West also includes greenspace that contributes to the land use.
A municipal park (Ernest Atkinson Park) is located between
Bridge Avenue and Rankin Avenue, and Universty Avenue West
and Riverside Drive West. A trail runs from the Riverfront to
Wyandotte Street between Cameron Avenue and Wellington
Avenue on Detroit River Tunnel Company lands.

Wyandotte Street West:
Starting at Huron Church Road, institutional land uses associated
with the University of Windsor are present on the north side
of Wyandotte Street West until California Avenue, and on the
south side of Wyandotte Street West from California Avenue to
Randolph Avenue. Assumption Cemetery is located on the south
side of Wyandotte Street West between Huron Church Road
and Patricia Avenue. Commercial uses are present intermittently
until California Avenue where they are continuous until McEwan
Avenue.
After McEwan Avenue the uses vary with institutional,
commercial and residential.
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Commercial Activity
Based on a commercial survey conducted by the Planning
Department in 2018, the following commercial data was
collected:

University Avenue West (Huron Church Road to
Crawford Avenue)
24%
21%

19%

Vacant
Business Services

Restaurant/Fast Food/Cafes

There are 80 commercial units along University Avenue from
Huron Church Road to Crawford Avenue. As shown in the chart
above, 24% of those units are vacant. The highest occupied
category of commercial activity is the category of business
services (accountants, tax services, marketing, engineering,
financial planning, etc.) which occupies 21% of the commercial
units, followed by restaurants/fast food/cafes at 19%. A unique
commercial activity cluster on University Avenue West is under
the education – driving category which occupies 5% of the
commercial units.

Wyandotte Street West (Huron Church Road to
Crawford Avenue)
34%

23%

Restaurant/Fast Food/Cafes

Vacant

There are 101 commercial units along Wyandotte Street
West from Huron Church Road to Crawford Avenue. 34% of
the commercial units are occupied by restaurant/fast food
uses. Most of these uses are clustered near the University of
Windsor between Sunset Avenue and Bridge Avenue. 23% of the
commercial units along Wyandotte Street West are vacant. The
other uses are small in percentage and include a bank, photocopy
service, child care and a bingo hall.
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Rooming or Boarding House
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RIVERSID
E DR

LL SQ E

WINDSOR AVE

CITY HALL SQ S

DUFFERIN PL

WYANDOTTE ST W

WYANDOTTE ST E

GOYEAU ST

VERA PL

OUELLETTE AVE

PARK ST E

PELISSIER ST

KARL PL

CHURCH ST

BRUCE AVE

PARK ST W

E

E

CIT Y HA

UNIVERSI
TY AVE E

GOYEAU ST

DOUGALL AVE

CHATHAM
ST

MCDOUGALL ST

W

MCDOUGALL ST - private

PIT T ST E

W

MERCER ST

FERRY ST

Vacant Industrial Land

Nursing Home

PITT ST W

JANETTE AVE

WELLINGTON AVE

MCKAY AVE

Mixed Use (Commercial/Residential)

CHATHAM
ST

CARON AVE

CRAWFORD AVE

OAK ST

CURRY AVE

MCEWAN AVE

CAMPBELL AVE

BRIDGE AVE

JOSEPHINE AVE

SUNSET AVE

C.4 Built Form
PATRICIA RD

Armoury

Rail Lands

SALTER AVE

CHATHAM
ST

MARTINDALE ST

PARTINGTON AVE

RANKIN AVE

RANDOLPH AVE

ASKIN AVE

CALIFORNIA AVE

SUNSET AVE - private

HURON CHURCH RD

INDIAN RD
DONNELLY ST

FANCHETTE ST

International Bridge/Tunnel

Industrial

Semi Detached

VICTORIA AVE

ELM AVE

CAMERON AVE

MCKAY AVE

RANKIN AVE

RANDOLPH PL

PITT ST W

UNIVERSIT Y AVE W

PETER ST

Commercial

Single Detached

University Avenue West and Wyandotte Street West Community
Improvement
Plan - Background
Report
Multi-Residential
(3-6 Units)
Public Transportation
Surface Parking

W

SUNSET AVE

VISTA PL

PATRICIA RD

RIVE RSIDE DR

Residential

Building Outlines

The University area consists of typical institutional buildings
setback from the road with landscaping.
The built form from California Avenue to Campbell Avenue is
varied. However, the dominate style is multi family residential
built in the late 1960s. They are typically three to seven storeys in
height and set back from all property lines. Many of the buildings
do not front onto University Avenue West, and instead front onto
local residential streets.

MCDOUGALL ST - private

E

OUELLETTE AVE

LL SQ E

WYANDOTTE ST E

MCDOUGALL ST

DUFFERIN PL

WINDSOR AVE

CITY HALL SQ S

GOYEAU ST

VICTORIA AVE

PARK ST E

PELISSIER ST

E

CIT Y HA

UNIVERSI
TY AVE E

GOYEAU ST

CHATHAM
ST

DOUGALL AVE

CHURCH ST

BRUCE AVE

JANETTE AVE

WELLINGTON AVE

MCKAY AVE

VERA PL

The built form along both corridors vary. The following
are the common forms found along University Avenue
West:

W

PARK ST W

KARL PL

WYANDOTTE ST W

RIVERSID
E DR

PIT T ST E

CHATHAM
ST

CARON AVE

CRAWFORD AVE

OAK ST

CURRY AVE

MCEWAN AVE

CAMPBELL AVE

BRIDGE AVE
PARTINGTON AVE

RANKIN AVE

RANDOLPH AVE

ASKIN AVE

CALIFORNIA AVE

MARTINDALE ST

JOSEPHINE AVE

PATRICIA RD

SUNSET AVE

SUNSET AVE - private

HURON CHURCH RD

INDIAN RD
DONNELLY ST

FANCHETTE ST

PITT ST W
W

SALTER AVE

CHATHAM
ST

MERCER ST

PITT ST W

UNIVERSIT Y AVE W

PETER ST

FERRY ST

VIALE UDINE

ELM AVE

CAMERON AVE

MCKAY AVE

RANKIN AVE

RANDOLPH PL

W

SUNSET AVE

VISTA PL

PATRICIA RD

RIVE RSIDE DR

The following are the common forms found along
Wyandotte Street West:
The same institutional uses associated with the University of
Windsor are present along Wyandotte Street West from Huron
Church to California Avenue. After California Avenue, Wyandotte
Street turns into a traditional commercial mainstreet with a
continuous street wall, with one to two storeys buildings built
to the lot line. After McEwan Avenue, the built form is not
consistent, made up of single family dwellings and commercial
built forms that contain parking lots and drive-through
restaurants.

Within the same block there may be low rise multi unit or even
single detached dwellings that front onto University Avenue West.
At Rankin Avenue and University Avenue West, two mixed use
buildings create a neighbourhood node of unique characteristics,
as shown to the left. The two storey buildings are made up
of ground floor commercial and upper storey residential. The
buildings are built to the lot line and the ground floor commercial
is a traditional store front with large amounts of glazing.
After Josephine Avenue, the commercial buildings built to the
lot line created a more contained feeling on the street. The
commercial buildings are generally one storey. Some low density
residential still exists along the corridor. Some sections also create
a continuous street wall where buildings are built close to one
another.
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Section D DEMOGRAPHIC OVERVIEW
D.1 Data Collection and Accuracy

D.2.1 Total Population

The demographic data used for the purposes of the Phase I
Deliverables report are extracted from Statics Canada’s 2016
Canadian Census of Population and the 2011 National Household
Survey. The 2016 data and 2011 data had different collection
methods, therefore in most cases it is not accurate to compare
year to year data. However, the population numbers reported can
be compared between the 2011 and 2016 census years as the
collection methods for population counts was the same. The most
notable adjustment to the 2016 Census was the reinstatement
of the mandatory long-form census questionnaire. A sample of
25% of Canadian households received a long-form questionnaire,
which also consists of short-form questions. Furthermore,
income-related questions were eliminated as Statistics Canada
retrieved the relevant information from personal income tax and
benefits. Therefore, the data is not comparable to previous years
due to discrepancies in questions and collection methods.
The Census Tracts that had boundaries that intersect the
University Avenue West or Wyandotte Street West corridors
that are subject of this study were included in the demographic
review. This resulted in four census tracts (0029.00, 0030.00,
0031.00, 0027.00) being reviewed for the purposes of this study,
shown below:

Census Tract 27 has the smallest population, containing a sum of
1070 residents. Within Census Tract 29, there is a total population
of 2345 people. Census Tract 30 has a population of 3360, making
it the most populated area out of the four. Lastly, Census Tract 31
is home to 1505 individuals.

D.2.2 Population Growth
The total population of the study area as of 2016 is 8280, which
is a 6.8% increase in the number of residents since 2011. The
population growth experienced by the study area is more than
double that of the City of Windsor, which has an increase of
only 3.1%. The rapid population growth within the study area is
particularly visible in Census Tract 31 as this CT experienced the
most prominent growth, as its population has increased by 11.4%.
An increase in senior residents has contributed to the substantial
population growth of Census Tract 31.

RIVERSIDE DRIVE
WEST

SALTER AVENUE

29

30

FANCHETTE STREET

CRAWFORD AVENUE

OAK AVENUE

ELM AVENUE

CAMERON AVENUE

MCKAY AVENUE

CURRY AVENUE

MCEWAN AVENUE

CAMPBELL AVENUE

JOSEPHINE AVENUE

BRIDGE AVENUE

RANKIN AVENUE

RANDOLPH AVENUE

ASKIN AVENUE

CALIFORNIA AVENUE

SUNSET AVENUE

PATRICIA ROAD

UNIVERSITY AVENUE WEST

31

MARTINDALE STREET

WYANDOTTE STREET WEST

ELLIOTT STREET WEST

Census Tract Map Overview
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Section D DEMOGRAPHIC OVERVIEW
D.3 Population Characteristics
Age and Gender Distribution
The number of male and female residents of the study area is almost equal, with 52%
of the population being male and the other 48% being female. The City of Windsor as
a whole has a similar distribution as 49% of the City’s population is male and 51% is
female.
The population distribution of the study area is vastly different from the overall
population distribution of Windsor. The most populous age groups in the study area
are the 20-24 and 25-29 cohorts, taking up 20% and 14% of the total population,
respectively. Although the 20-24 cohort is one of the greatest age groups of the City
as well, this group only makes up 7% of the entire population of Windsor. There is a
substantially larger proportion of young adults occupying these sections of University
Avenue West and Wyandotte Street West in comparison to the rest of the population
because the subject lands are in close proximity to several post-secondary institutes,
such as the University of Windsor. Moreover, the central location of the study area tends
to attract more young professionals than other regions of the City. On the other hand,
the dominant age groups of the City of Windsor are the 50-54 and 55-59 cohorts, and
they take up 8% and 7% of the total population, respectively. Consequently, while the
average age of residents in the study area is 37.5, the City’s average population age is
slightly older at 41.2.
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Age

2016 Population Distribution in the Study Area
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Family Characteristics of Population Aged 15 Years and Over in
the Study Area

19%

Family Structure
The most common family structure in the study area is people
living alone, taking up 24.5% of all living arrangements. People
living with non-relatives only is a close second, making up 24.4%
of living arrangements. Almost half of the population residing in
the study area belongs to these top two categories. The third and
fourth most common family structures are married spouses and
common-law partners with children and married spouses and
common-law partners without children as 19% and 12% of the
population are part of these living arrangements, respectively.
In contrast, over 55% of individuals in Windsor are made up of
married spouses and common-law partners with children and
married spouses and common-law partners without children.
Additionally, as opposed to the family characteristics for the
entire City, which has only 14% of people living alone, the study
area contains almost twice as many people living alone. As a
result, the average household size is substantially lower at 1.7
people in the study area compared to 2.1 people on average for
Windsor.

24%

12%

6%

24%
10%

4%

Family Characteristics of Population Aged 15 Years and Over in
Windsor

Martial Status

14%

The largest proportion of study area residents are those who
have ‘never married’, followed by those who have ‘married’,
‘divorced’, ‘living common law’, ‘widowed’, and ‘separated’ in
that order. When compared to the rest of the City, the study
area has a significantly higher percentage of ‘single’ population
(never married). While half of the population aged 15 years and
over living in the study area declare that they have never been
married, only 29% of all residents of Windsor remain single. On
the other hand, the City as a whole consists of far more married
couples than the study area. Only 24% of study area residents
are married, but the married individuals of Windsor make up
48% of the entire population aged 15 years and above. The high
concentration of young adults perusing post-secondary education
living in the study area may be one of the factors that have led
to the great difference in the proportion of ‘married’ and ‘never
married’ individuals between the study area and the City as a
whole.

25%

3%
2%

18%

29%

7%

Married Spouses and Common-law Partners without Children
Married Spouses and Common-law Partners with Children
Lone Parents
Children in Families
Living with Other Relatives
Living with Non-relatives Only
Living Alone
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Marital Status in the Study Area
Married

6%
24%

Living Common Law

9%
3%

Never Married

8%
50%

Separated

Children within Families

Divorced

Most children within the study area live with married couples,
taking up just over half of all living arrangements for children.
The second most common living arrangement is living with single
mothers, which makes up 24% of children’s homes. There are also
small percentages of children living with common-law couples
and single fathers.

Widowed

Marital Status in Windsor
Married

6%

7%

Living Common Law

3%

Never Married

48%

Separated

29%

In comparison to the rest of the City, the study area has a much
higher proportion of lone parents. Single-parent families make up
29% of households in the study area while there are only 20% of
households in Windsor characterized as lone parent households.
A higher number of single parents may choose to reside in the
study area over other regions in the City since there are more
affordable housing options and better transit access.

Divorced
Widowed

7%

Family Structure with Children in the Study Area
Married Couples

5%

Common-law Couples

24%
51%

Lone-parent Families by Female Parent
Lone-parent Families by Male Parent

20%

Family Structure with Children in Windsor
Married Couples

4%
15%

Common-law Couples
Lone-parent Families by Female Parent

11%

Lone-parent Families by Male Parent

70%
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Visible Minority

Visible Minority Population in the Study Area
Visible Minority
Non Visible
Minority
40%

60%

Visible Minority Population in Windsor
Visible Minority
Non Visible
Minority

20%
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Visible minorities are “persons other than Aboriginal peoples
who are non-Caucasian in race or non-white in colour”. In the
study area, there is a large proportion of people who are of
visible minority status. While around 40% of the residents in the
study area are of visible minority status, only 20% of the entire
City’s population are visible minorities. Notably, 61% of residents
living in Census Tract 29 have identified themselves as visible
minorities, meaning that the majority of people residing in this
area are of visible minority status.
Within the visible minority population living in the study area,
Chinese people make up the biggest proportion, taking up 29%
of all visible minority populations in the region. South Asian,
black, Arab, and Southeast Asian people also represent significant
populations in the four Census Tracts. Similarly, the top five visible
minorities of the City of Windsor are Arab, Black, South Asian,
Chinese, and Filipino. There is no majority-minority within both
the study area and the City as a whole, which means that there is
not a large portion of any single group that dominates by making
up over 50 % of the visible minority population. The composition
of the visible minorities strongly suggests that both the study area
and the City are highly diverse.

80%

Visible Minority Population in CT 29
Visible Minority
Non Visible
Minority

Top 5 Non-official Mother Languages in the Study Area
Mandarin

8%

39%
Arabic

4%

61%
Cantonese

Vietnamese

Chinese
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Canadian

Ethnic origin

French

The largest percentage of study area residents are those who are
of Canadian ethnic origins, followed by those who are French,
English, Chinese, and Irish in that order. This is fairly similar to
the City as a whole, with the exception of a higher percentage of
people of Chinese ancestry.

English

Mother Tongue
The diverse population of the area is also reflected in the various
non-official mother tongues spoken by the study area residents.
A smaller proportion of individuals living in the study area speak
an official language as their mother languages when compared to
the figures of the City as a whole. For example, while 72% of the
population in the entire City indicate that English is their mother
tongue, there are only 63% of study area residents who speak
English as their mother language.
In the study area, Mandarin is the most common non-official
mother language, making up 8% of all mother tongues spoken.
Arabic, Cantonese, Vietnamese, and Chinese (n.o.s.) are among
some other common mother languages spoken in the study area.
In comparison to the City of Windsor, the most common nonofficial mother tongue is Arabic, which takes up 4% of all spoken
mother languages. Some other common mother languages
include Italian, Mandarin, Spanish, and Polish.

Chinese

Irish

Canadian

French
Top 5 Non-official Mother Languages in Windsor
Arabic

4%

Italian

3%

Mandarin

Spanish

Polish

English

Irish

1%

1%
Scottish
1%
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Citizenship for the Population of the Study Area
Canadian Citizens

24%

Not Canadian Citizens

Citizenship
Compared to the City as a whole, the study area contains a
considerably larger percentage of individuals who are not
Canadian citizens. Twenty-four percent of the people residing in
the study area are not Canadian citizens, which is four times as
much as that of the entire City. The high volume of international
students attending post-secondary institutes in the area accounts
for a large proportion of the local non-Canadian citizen residents.
According to the University of Windsor, 23% of the total 16321
students are international students, meaning that there are
approximately 3753 international students.

67%

Citizenship for the Population of the Windsor
Canadian Citizens

6%

Not Canadian Citizens

Immigrant Status
An immigrant is defined as an individual who has moved to
Windsor from a country outside of Canada and has successfully
become a citizen or permeant resident. Non-permanent residents
are individuals who have temporary work, student, or tourist
visas, or Temporary Resident Permits, which permit them to
remain in Canada. Non-immigrant residents refer to persons who
are Canadian citizens by birth.
The study area and the City as a whole have similar percentages
of immigrants. However, non-permanent residents have a far
bigger presence in the designated areas along University Avenue
West and Wyandotte Street West. The non-permanent resident
population takes up 15% of the total population in the study
area, but only 1% of Windsor people have declared themselves
to have such status. Moreover, the proportion of non-permanent
residents varies among the different Census Tracts. Census Tract
27 and Census Tract 31 have very few non-permeant residents,
as this group only takes up 1% and 3% of the total Census Tract
population, respectively. Eleven percent of the population in
Census Tract 30 are non-permanent residents. Census Tract 29
has an astonishingly high figure, as 35% of the population is made
up of non-permanent residents.

94%

Immigrant Population by Period of Immigration in the Study Area
Before 1981
1981 to 1990

20%

29%

10%

1991 to 2000
2001 to 2010

15%

2011 to 2016

26%

Immigrant Population by Period of Immigration in Windsor
Before 1981
1981 to 1990

14%
31%

1991 to 2000

22%

2011 to 2016

12%
21%
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Immigration Status for the Population in the Study Area
Non-immigrants

15%

Immigrants
Non-permanent
Residents

Period of Immigration

24%
61%

Immigration Status for the Population in Windsor
1%

Non-immigrants

23%

Immigrants
Non-permanent
Residents

The period of immigration is fairly evenly split among the five
given periods. In the study area, the largest proportion of
immigrants arrived between 2011 and 2016, making up 29% of
all immigrants. In contrast, Windsor received the biggest group
of immigrants before 1981, as 31% of the city-wide immigrant
population landed prior to 1981. Both the study area and the
City as a whole reached their lowest points from 1981 to 1990,
having only 10% and 12% of all immigrants arrive in this period,
respectively. Discrepancies exist between the different Census
Tracts. Almost half of the immigrants residing in Census Tract
27 landed from 2001 to 2011. Census Tract 27 experienced the
lowest volume of incoming immigrants between 1991 and 2000
since only 9% of total immigrants landed during this period.
Census Tract 29 and Census Tract 30 have similar period-ofimmigration patterns as the general pattern for the entire study
area. In Census Tract 31, the period of immigration is almost
equally divided between the five time periods.

76%

Age of Immigration

Immigration Status for the Population in CT 29
Non-immigrants

35%
43%

Immigrants
Non-permanent
Residents

The largest group of immigrants in the study area are those
aged between 25 to 44 years, making up 36% of the total
immigrant population. Immigrants aged between 15 to 24 years
are the second largest group as they take up 27% of the entire
immigrant population in the study area. It is the least common
for the immigrants to be aged 45 and over as only 9% of the total
immigrant population belong to this group. The study area’s age
at immigration distribution is almost identical to that of the City
as a whole.

22%
Age at Immigration for Immigrant Population in the Study Area

Age at Immigration for Immigrant Population in Windsor

Under 5 Years

12%

9%

Under 5 Years

12%

5 to 14 Years

8%

5 to 14 Years
15 to 24 Years

15 to 24 Years

16%
36%

25 to 44 Years

18%
38%

45 Years and Over

45 Years and Over

27%

25 to 44 Years

23%
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Admission Category for the Immigrant Population of the Study
Area
1%

Immigrants by selected place of birth
Presently, immigrants are mainly arriving from Asia as opposed
to Europe, which was the most common continent of origin
in previous decades. China is the most common place of birth
for immigrants living in the study area since 13% of the local
immigrant population were born in China. The second most
common place of birth is India, taking up 9% of the total
immigrant population in the study area. The United States, other
places in Asia, and Viet Nam are some other common places of
birth. In comparison, the top three most common immigrants’
places of birth in the City of Windsor are Iraq, the United States,
and Italy, with each country taking up 8% of the entire immigrant
population. Some other common places of birth include the
United Kingdom and Lebanon.

40%

31%

28%
Economic Immigrants
Immigrants Sponsored by Family

Admission Category and Applicant type

Refugees
Other Immigrants

Admission Category for the Immigrant Population of Windsor
2%

32%

36%

In the study area, the largest proportion of immigrants are
admitted as economic immigrants since this category takes up
40% of the entire immigrant population. Refugees make up
the second-largest group as 31% of the study area immigrant
residents have been admitted as refugees. The last significant
admission category is comprised of immigrants sponsored by
families, and this category makes up 28% of the immigrant
population of the study area. With the exception of other
immigrants, the immigration admission categories for Windsor is
nearly evenly split between economic immigrants, refugees, and
immigrants sponsored by families.

30%
Economic Immigrants
Immigrants Sponsored by Family
Refugees
Other Immigrants
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D.4 Financial Characteristics
Annual Income

Unemployment Rate

The average household size in the study area is 2.05 people,
making families of two the best representation of the average
family in the area. In 2015, the Low Income Cut-Off (LICO) before
tax was set as $23,983 for a family of two. The median and
average income for each Census Tract are above the LICO for
families of two. However, it is also shown by the graphs that there
are many households in all Census Tracts that are earning less
than $20,000 per year, indicating that there is a strong presence
of low-income residents in the area. Notably, Census Tract 29 has
an overwhelmingly high number of households earning lower
than $5,000 annually. Nineteen percent of the households in
Census Tract 29 have below $5,000 yearly incomes. The strong
presence of low-income earners is presumably related to the fact
that the University of Windsor is located within the boundary
of Census Tract 29, and university students tend to have little
to no income. On the other hand, there are some high-income
households living in the study area as well, with all but Census
Tract 27 having residents reporting household income being over
$200,000 and above.

Other than Census Tract 27, each Census Tract in the study area
consists of an unemployment rate higher than that of the City
as a whole. The unemployment rate of the City of Windsor has
been determined to be 7.7%. In comparison, Census Tract 27 has
a slightly lower rate of 7.4%. About 24.8% of the population aged
15 years and above living in Census Tract 29 is unemployed, and
the unemployment rate for this Census Tract is over three times
as high as the entire City’s figure. Census Tract 30 and Census
Tract 31’s unemployment rates are 13.7% and 10.9%, respectively.

Work Activity in the Study Area

Work Activity in Windsor

Work Activity
Sixty-four percent of the study area residents aged 15 years and
over worked part-time, which is higher than the entire City’s
49%. Every Census Tract in the study area has a higher proportion
of when being compared to the City. Particularly, 76% of the
population residing in Census Tract 29 have part-time positions.
It is very likely that the uniqueness of Census Tract 29 is again
connected to its large student population.

36%
51%

49%

64%

Worked Full Year; Full Time

Worked Full Year; Full Time

Worked Part Year and/or Part Time

Worked Part Year and/or Part Time
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Income Level ($)

Windsor Private Household Income in 2015
Under $5,000
$5,000 to $9,999
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,999
$40,000 to $44,999
$45,000 to $49,999
$50,000 to $59,999
$60,000 to $69,999
$70,000 to $79,999
$80,000 to $89,999
$90,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $199,999
$200,000 and Over

Windsor:
Average Income:
$ 103,128
Median Income:
$ 84,552
Unemployment Rate:
7.7%

0

4

8

12

16

20

Percentage of Household (%)

Income Level ($)

CT 27 Private Household Income in 2015
Under $5,000
$5,000 to $9,999
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,999
$40,000 to $44,999
$45,000 to $49,999
$50,000 to $59,999
$60,000 to $69,999
$70,000 to $79,999
$80,000 to $89,999
$90,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $199,999
$200,000 and Over

CT 27:
Average Income:
$ 63,782
Median Income:
$ 53,760
Unemployment Rate:
7.4%

0

4

8

12

16

20

Percentage of Household (%)

Income Level ($)

CT 29 Private Household Income in 2015
Under $5,000
$5,000 to $9,999
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,999
$40,000 to $44,999
$45,000 to $49,999
$50,000 to $59,999
$60,000 to $69,999
$70,000 to $79,999
$80,000 to $89,999
$90,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $199,999
$200,000 and Over

CT 29:
Average Income:
$ 40,836
Median Income:
$ 34,112
Unemployment Rate:
24.8%

0

4

8

12

Percentage of Household (%)
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Income Level ($)

CT 30 Private Household Income in 2015

Under $5,000
$5,000 to $9,999
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,999
$40,000 to $44,999
$45,000 to $49,999
$50,000 to $59,999
$60,000 to $69,999
$70,000 to $79,999
$80,000 to $89,999
$90,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $199,999
$200,000 and Over

CT 30:
Average Income:
$ 51,045
Median Income:
$ 44,544
Unemployment Rate:
13.7%

0
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8

12

16

20

Percentage of Household (%)

Income Level ($)

CT 31 Private Household Income in 2015

Under $5,000
$5,000 to $9,999
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,999
$40,000 to $44,999
$45,000 to $49,999
$50,000 to $59,999
$60,000 to $69,999
$70,000 to $79,999
$80,000 to $89,999
$90,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $199,999
$200,000 and Over

CT 31:
Average Income:
$ 70,027
Median Income:
$ 52,160
Unemployment Rate:
10.9%
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Occupation

Industry

Residents of the study area are employed in a variety of
professions. No occupation, in particular, dominates with over
50% of workers employed in that field; however, sales and
services is consistently the most common profession across all
Census Tracts. The figure is also consistent with that of the City
since the largest percentage of Windsor residents work as sales
and services representatives.

Residents of the study area also work in a variety of industries.
Similar to the occupations, no sector, in particular, dominates
with over 50% of workers employed in that industry; on the
other hand, manufacturing is the largest industry across three
Census Tracts. The figure is also consistent with that of the
City as a whole as the largest percentage of residents work in
the manufacturing sector. As a result of the presence of the
University of Windsor, the largest proportion of the population
aged 15 years and above are employed by the education services
sector in Census Tract 29.

The fields of education, law, social, community and government
services, business, finance and administration, trade, transport,
equipment operating and related fields, and manufacturing and
utilities are also significant employers, as each field takes up 11%
of the population living in the study area. Specifically, trades,
transport and equipment operators, and related occupations
and occupations in manufacturing and utilities each make up
15% of all residents aged 15 years and over in Census Tract
27. Census Tract 29 contains a high proportion of people with
occupations in education, law and social, and community and
government services as 17% of the local population are employed
in this occupational classification. In Census Tract 30, the fields
of business, finance and administration and education, law and
social, community and government services each employ 12%
of the residents. While 14% of the individuals residing in Census
Tract 31 are employed in the business, finance and administration
occupations, there are 13% of the people that have trades,
transport and equipment operating, and related occupations.
The fields of natural and applied sciences and related fields,
management, and health consists of different levels of
employment, ranging from 1% to 12% across the Census Tracts.
Lastly, 6% of study area residents have reported having
occupations that do not fall within one of the other ten
categories. Unfortunately, there is no other source of information
that indicates what professions these residents are employed.

The administrative and support, waste management, and
remediation services industry, accommodation and food services
sector, retail trade industry, and health care and social assistance
sector are some other common industries in the study area. In
particular, the retail trade industry makes up 12% of Census Tract
27’s employment base. Fourteen percent of the local population
work in the administrative and support, waste management
and remediation services sector in Census Tract 29. Census
Tract 30 contains high percentages of residents working in the
administrative and support, waste management, and remediation
services sector and accommodation and food industry, as each
sector takes up 11% of the total Census Tract population. The
health care and social assistance sector is the second biggest
industry in Census Tract 31, as 14% of residents work in that
sector.
Finally, 6% of the study area residents have reported to be
working in sectors other than the listed twenty industry
classifications. Unfortunately, there is no other data available to
suggest what sectors these residents are employed.
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Total Labour Force Population Aged 15 and Over by Occupation in the Study Area
Sales and Services Occupations
Occupations in Edu; Law and Social; Community and Gov Services
Business; Finance and Administration Occupations
Trades; Transport and Equiptment Operators and Related Occupations
Occupations in Manufacturing and Utilities
Natural and Applied Sciences and Related Occupations
Occupation Not Applicable
Management Occupations
Health Occupations
Occupations in Art; Culture; Recreation and Sport
Natural Resources; Agricultural and Relation Production Occupations

0

7%

14%

21%

28%

35%

28%

35%

Total Labour Force Population Aged 15 and Over by Occupation in Windsor
Sales and Services Occupations
Trades; Transport and Equiptment Operators and Related Occupations
Business; Finance and Administration Occupations
Occupations in Manufacturing and Utilities
Occupations in Edu; Law and Social; Community and Gov Services
Health Occupations
Management Occupations
Natural and Applied Sciences and Related Occupations
Occupation Not Applicable
Occupations in Art; Culture; Recreation and Sport
Natural Resources; Agricultural and Relation Production Occupations

0

7%

14%

21%

Total Labour Force Population Aged 15 and Over by Industry in the Study Area
Manufacturing
Administrative and Support; Waste Management and Remediation Services
Educational Services
Accommodation and Food Services
Retail Trade
Health Care and Social Assistance
Industry Not Applicable
Professional; Scientific and Technical Services
Other Services (Except Public Administration)
Arts; Entertainment and Recreation
Construction
Transportation and Warehousing
Public Administration
Information and Cultural Industries
Wholesale Trade
Real Estate and Rental and Leasing
Finance and Insurance
Agriculture; Forestry; Fishing and Hunting
Utilities
Mining; Quarrying; and Oil and Gas Extraction
Management of Companies and Enterprises

0

4%

8%

12%

16%

20%

16%

20%

Total Labour Force Population Aged 15 and Over by Industry in Windsor
Manufacturing
Health Care and Social Assistance
Retail Trade
Accommodation and Food Services
Educational Services
Construction
Professional; Scientific and Technical Services
Administrative and Support; Waste Management and Remediation Services
Transportation and Warehousing
Other Services (Except Public Administration)
Public Administration
Finance and Insurance
Industry Not Applicable
Arts; Entertainment and Recreation
Wholesale Trade
Real Estate and Rental and Leasing
Agriculture; Forestry; Fishing and Hunting
Information and Cultural Industries
Utilities
Mining; Quarrying; and Oil and Gas Extraction
Management of Companies and Enterprises

0

4%

8%
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Highest Level of Education Completed by Residents Aged 15
Years and Over in the Study Area

17%

D.5 Education

51%

32%

Highest Level of Education Completed by Residents Aged 15
Years and Over Windsor

In the study area, 51% of the population aged 15 years and
over have some form of completed post-secondary education,
which could be an apprenticeship, trade, college, or university
certificate, diploma, or degree. This figure is identical
51% to that of
the City as a whole. Thirty-two percent of the study area residents
have at least a secondary school diploma or certificate, which is
slightly above Windsor’s 31%. While the study area contains 17%
of individuals without any form of certificate, diploma, or degree,
18% of people residing in the City of Windsor do not have a
certificate, diploma, or degree.
Upon closer examination, education levels in Census Tract 27 and
Census Tract 29 are drastically different from that of the entire
City. Twenty-five percent of the population living in Census Tract
27 are without any certificate, diploma or degree, so the number
is significantly higher than the City’s 18%; Census Tract 29 only
has 7% of people with such education level, which is less than half
of Windsor’s figure. There are 63% of Census Tract 29 residents
who are post-secondary graduates, and this figure is substantially
higher than Windsor’s 51%; on the other hand, only 38% of the
people living in Census Tract 27 have obtained post-secondary
education, which is considerably lower than the City’s average.

18%

51%

31%

No Certificate; Diploma or Degree

Secondary (High) School Diploma or Equivalency Certificate

Postsecondary Certificate; Diploma or Degree
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Private Households by Household Size in the Study Area

6%

7%

D.6 Housing Characteristics

12%

44%

Dwelling Types
Apartments represent the largest group of housing type within
the study area. Apartments in buildings that have five storeys
or more make up 17% of all dwellings, apartments in buildings
under five storeys represent 26% of all homes, and apartments
in duplexes take up 10% of all dwellings, and together they
represent 53% of all housing stock. The second most common
dwellings are single-detached homes, making up 41% of all
homes in the study area. In comparison to the City as a whole,
where single-detached homes represent 68% of all dwellings.
Notably, Census Tract 27 is the only area in which the
percentage of single-detached housing exceeds the proportion
of apartments. Seventy-nine percent of homes in Census Tract
27 are made up of single-detached homes, surpassing the City’s
figure of 68%. As a result of the overwhelmingly strong presence
of single-detached homes, only 19% of the occupied dwellings
are apartments in Census Tract 27. Another distinctive area is
Census Tract 31. Seventy percent of the housing stock are made
up of apartments in Census Tract 31, which is significantly larger
than that of the study area.

31%

Private Households by Household Size in Windsor

9%
29%

Most people in the study area live alone or live with only one
other person, as these two groups represent 75% of private
households. While these two groups also represent the two
most common groups in the City as well, taking up 62% of all
households, the study area still has a far higher proportion of
people living either alone or with only one other person.

14%

15%

33%

1 Person
2 Persons
3 Persons
4 Persons
5 or More Persons
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Occupied Private Dwelling by Structure Type in the Study Area
Single-detached House

26%

Apartment in a Building that has Five or More Storeys
41%
Semi-detached House
Row House
10%
Apartment or Flat in a Duplex
3%

Apartment in a Building that has Fewer than Five Storeys

4%
17%
Occupied Private Dwelling by Structure Type in Windsor
9%
3%

Single-detached House
6%
Apartment in a Building that has Five or More Storeys
4%
Semi-detached House
10%

Row House
Apartment or Flat in a Duplex

68%

Apartment in a Building that has Fewer than Five Storeys

Occupied Private Dwelling by Structure Type in CT 27
11%
Single-detached House
8%

Apartment in a Building that has Five or More Storeys
1%
Semi-detached House
Row House
Apartment or Flat in a Duplex
Apartment in a Building that has Fewer than Five Storeys

79%
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Occupied Private Dwelling by Structure Type in CT 29
Single-detached House
26%
Apartment in a Building that has Five or More Storeys
40%

Semi-detached House
Row House
8%

6%
14%

Apartment or Flat in a Duplex
Apartment in a Building that has Fewer than Five Storeys

5%

Occupied Private Dwelling by Structure Type in CT 30
Single-detached House
30%
37%

Apartment in a Building that has Five or More Storeys
Semi-detached House
Row House

9%

19%

4%

Apartment or Flat in a Duplex
Apartment in a Building that has Fewer than Five Storeys

2%

Occupied Private Dwelling by Structure Type in CT 31
Single-detached House
26%

26%
Apartment in a Building that has Five or More Storeys
Semi-detached House
Row House

15%

Apartment or Flat in a Duplex
Apartment in a Building that has Fewer than Five Storeys

29%

2%1%
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Study Area:
Average Value of Dwelling:
$ 146,598
Average Cost of Monthly Rent:
$ 772

Windsor:
Average Value of Dwelling:
$ 246,465
Average Cost of Monthly Rent:
$ 816

31

Home Ownership
The study area has a relatively high proportion of renters, as
69% of households rent their places of residence. Across the
four Census Tracts, the percentage of households renting their
homes range from 42% to 77%. Three of the Census Tracts have
percentages of renters around 70%, but Census Tract 27 is an
outlier with only 42% of residents renting their homes. The City
as a whole has approximately 28% of the population renting,
making the proportion of renters in the study area considerably
higher than the rest of the City.

Housing Cost
CT 27:
Average Value of Dwelling:
$ 95,674
Average Cost of Monthly Rent:
$ 764

CT 29:
Average Value of Dwelling:
$ 195,128
Average Cost of Monthly Rent:
$ 827

The average value of dwellings within the study area is $146,598,
while the average cost of monthly rent is $772. Across the four
Census Tract, the average value of shelters range from $95,674
to $195,128, and the average costs of monthly rent range from
$725 to $827. The highest cost for monthly rent appears in the
same Census Tract as the highest value of homes. However, the
correlation does not hold for the lowest values. While Census
Tract 27 has the lowest average value of shelters of $95,674, the
lowest average cost of monthly rent belongs to Census Tract 31,
with a value of $725. Compared to the City as a whole, where the
average value of homes is $246,465 and the average monthly rent
is $816, the costs of dwellings within the study area are lower.

CT 30:
Average Value of Dwelling:
$ 122,802
Average Cost of Monthly Rent:
$ 772

CT 31:
Average Value of Dwelling:
$ 172,786
Average Cost of Monthly Rent:
$ 725
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Private Households by Tenure in the Study Area
Owner
Renter
31%

Affordable Housing
Housing is considered affordable if less than 30% of total
household income is devoted to paying for the cost of housing.
The term is not limited to renters, as it can apply to homeowners
who are paying for mortgages or other fees. Affordable housing
does not necessarily mean that the residents are living in social or
subsided housing, rather that they can afford the cost of housing
without putting an unreasonable strain on their private finances.
In the study area, 44% of total households are spending 30%
or more of income on shelter costs. Of the residents in each
Census Tract, two-thirds to over half are living in conditions that
are deemed unaffordable. As a whole, 22% of Windsor residents
live in homes that are not affordable, meaning that each Census
Tract has a higher percentage of residents living in unaffordable
housings.

69%

Private Households by Tenure in Windsor
Owner
Renter
28%

72%

Affordable Housing in the Study Area

Affordable Housing in Windsor

22%
44%
56%
78%

Spending Less than 30% of Income on Shelter Costs

Spending Less than 30% of Income on Shelter Costs

Spending 30% or More of Income on Shelter Costs

Spending 30% or More of Income on Shelter Costs
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D.7 Transportation Characteristics
A Note on Data Collection

Active and Alternative Transportation

Data regarding transportation modes are collected based on the
modes of transportation individuals use to get to and from work.
While this method does provide more consistency with the data,
it assumes that individuals are likely to use their preferred mode
of travel more often and does not present a complete picture
of the study area. In particular, preferred travel modes of nonworking populations such as selected students, unemployed
individuals, or the elderly are not included within the data. Given
that the students especially are a significant population within the
study area, the information on transportation modes may not be
entirely reflective of the entire population.

Active Transportation refers to any mode of travel that involves
physical movement, such as walking or biking, and it is often
promoted as a way to increase physical activities and encourage
more active lifestyles. In the study area, while 11% of people
walk to work regularly, there are only 4% of residents that cycle
to their workplaces. When examined independently, these
figures may seem small. However, when compared to the entire
City, where only 3% of people go to work on foot and 1% of the
population bike to work, the figures of the study area would no
longer be considered small.

Popular Modes of Transportation
The most common mode of commuting is by car, as a total of 66%
of study area residents travel to their places of work by car either
as the driver or passenger. Census Tract 29 is the only area in the
study area, where the proportion of car travellers does not reach
50% of the total population. In comparison, 92% of Windsor’s
population use cars to commute to their places of employment.

Similarly, alternative transportation is any mode of transportation
that does not involve a single car being operated by one person,
thus producing less greenhouse gas per trip. In addition to the
walking and cycling mentioned above, alternative transportation
also includes other modes such as carpooling and taking
public transportation. With higher percentages of people using
alternative transportation as their primary method to get to work,
the study area is more likely to have a more active population
than the less walkable or transit-supportive regions in the rest
of the City. Furthermore, since the residents in the study area
tend to have lower incomes, alternative modes may be their
only option. For example, riding public transits and walking make
up almost half of all travel methods for residents travelling to
and from work in Census Tract 29, an area that is dominated by
students.

Car; Truck; Van - As a Driver
Car; Truck; Van - As a Passenger
Public Transit
Walked
Bicycle
Other Mode
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Main Transportation Mode to Access Employment in the Study
Area

Main Transportation Mode to Access Employment in CT 29
5%

1% 4%
11%

24%
42%
18%
59%
7%

24%

6%
Main Transportation Mode to Access Employment in Windsor
1%1%3%
3%

Main Transportation Mode to Access Employment in CT 30
2%2%

6%

9%

20%
61%
7%
86%

Main Transportation Mode to Access Employment in CT 27
3%

Main Transportation Mode to Access Employment in CT 31
3% 4%

6%

6%

8%

14%

11%

4%

71%

69%
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Section E
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AREA HISTORY & BUILT HERITAGE

E.1 Area History

The study area is the location of significant history
within the Windsor-Essex region, as it’s location along
the Detroit River made it an ideal location for early
inhabitants. The City of Windsor Archeological Master
Plan stipulates “The shoreline comprises the
earliest continuous European settlement in Ontario.
The European influx began in the early 18th century with French settlement that grew up around Fort
Ponchartrain (later Fort Detroit) on the north side of
the river. The south shore, now Windsor, was settled
later in the 18th century by French families from the
St. Lawrence River settlements.” It was the influence
of Fort Detroit that established the Our Lady of Assumption Parish, which built Assumption Church,
Rosary Chapel and Sacristy, and Assumption College.
In addition to the buildings associated with the parish,
a cemetery is also located at Huron Church Road and
Wyandotte Street, and Assumption Park is at Huron
Church Road and University Avenue/Riverside Drive
West.

The area consist of neighbourhoods from two
different former municipalities (Sandwich and
Windsor), as shown above. The municipalities
amalgamated in 1935.
Source: Fire Insurance Map, dated 1920, revised 1924

University Avenue was formerly called London Street
until the 1960’s. (Source: http://swoda.uwindsor.ca/
content/224)
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E.2 Built Heritage
Ten properties along University Avenue West and three properties along Wyandotte Street
West are on the Municipal Heritage Register as designated or listed properties. The are the
following:
Assumption Church
350 Huron Church Rd / University Ave W
Heritage Register: Designated

Rosary Chapel & Sacristy
2735 University Ave W / Huron Church Rd
Heritage Register: Designated

Victoria Manor Apartments
308 Randolph Ave
Heritage Register: Listed

London Apartments
1766 University Ave W.
Heritage Register: Listed
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Church of the Ascension
1385 University Ave W
Heritage Register: Listed

Francis Apartments
1314 University Ave W.
Heritage Register: Listed

S.W.&A. Car Barns
1200-20 University Ave W
Heritage Register: Listed

Clavary United Church/London Street Methodist
1099 University Ave W
Heritage Register: Listed
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Government of Canada Bldg.
1100 University Ave
Heritage Register: Listed

Major John Richardson Library
1495 Wyandotte St W
Heritage Register: Designated

J.E. Benson School
1556 Wyandotte St W
Heritage Register: Listed
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Other Heritage Sites:
Assumption Cemetery
Huron Church Rd / Wyandotte St W
Heritage Register: Listed

Assumption Park
Riverside Dr W / Huron Church Rd / University Ave W
Heritage Register: Designated
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Section F

SWOT Analysis

F.1 Land Use

F.3 Heritage

Strengths
• The study area is a relatively complete area containing retail
and service commercial, residential, recreational, open
space, and institutional uses
• It contains a range of retail and commercial uses that provide
the goods and services needed by residents on a day-to-day
basis
• It has anchor destinations that draw residents to the study
area, including the University of Windsor, a recreational
complex, an out-door swimming pool, and a number of
churches
Weaknesses
• The study area is dominated by businesses that provide
services; consequently, there is a relatively smaller
percentage of shops that sell retail goods
Opportunities
• There is an opportunity for medium and higher density
residential infilling which may help to provide a population
base for increased commercial diversity
Threats
• N/A

Strengths
• Twelve properties designated under the Ontario Heritage Act
• There are several buildings with heritage features and
façades that reflect the historic identity of the area
Weaknesses
• Many properties of historic interest have not been well‐
maintained, or have been modified with non‐ historic
materials
• Signage for a large majority of buildings is contemporary in
style and materials
Opportunities
• There are opportunities to restore some properties of
interest, and ensure continued maintenance and adaptive
reuse of designated properties
Threats
• Lack of appropriate maintenance and restoration threatens
viability of reusing historical properties

F.3 Built Form

F.4 Streetscape

Strengths
• Most buildings appear to be in relatively good physical
condition
Weaknesses
• The overall aesthetic quality and visual impression of
buildings in the study area is poor
• The façades of buildings are generally worn and dated; they
would benefit from façade improvements
Opportunities
• Some buildings may be suitable for redevelopment
• A façade improvement program would promote aesthetic
enhancement
Threats
• The presence of a large number of unappealing structures
may negatively affect the City’s overall image

Strengths
• Wide right-of-way along University Avenue.
• High quality streetscaping along Wyandotte Street West
around the University of Windsor and adjacent commercial
cluster.
Weaknesses
• Streets are solely functional in nature, generally lacking the
consistent pattern of streetscape amenities that help make
streets great public spaces (amenities such as benches, bike
racks, garbage receptacles, pedestrian lighting, and public
art)
Opportunities
• Additional streetscape amenities that facilitate the
engagement of various activities among people should be
introduced
Threats
• N/A
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Section G Transportation & Connectivity
G.1 Road Configuration
Schedule F of the Windsor Official Plan designates the different classes of roads and bikeways.
Within the study area, University Avenue West, Wyandotte Street West and Sunset Avenue
are classified as Class II Arterial Road. Whereas, Campbell Avenue and Crawford Avenue are
classified as Class I Collector Roads.
Street hierarchy states that traffic is amassed through collector roads, channelled to highcapacity arterial roads, then delivered to expressways and provincial highways.

Road Configuration Map
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G.2 Cycling Infrastructure
There are a few areas with available bikeways for the
public access. University Avenue West and California
Avenue both have painted bike lanes, bounded by a solid
white line and the bike symbol. The establishment of
bikeways are essential to promote sustainability and active
transportation.
Wyandotte Street West from Sunset Avenue to Campbell
Avenue is designated as a signed route. Signs are
established throughout the route, informing drivers about
the presence of cyclists on a shared road.
There are two multi-use trails shared amongst pedestrians,
in-line skaters and non-motorized vehicles. One is named
Wellington Rail, which runs between Cameron Avenue and
Wellington Avenue. The other is in Atkinson Park, located
between Rankin Avenue and Bridge Avenue. There are
two main bike parking areas near the study area. One is in
Atkinson Park. The other is in Wilson Park between McEwan
Avenue and McKay Avenue on Wyandotte Street West.

Cycling
Infrastructure

RIVERSIDE DRIVE
WEST

BP
CRAWFORD AVENUE

OAK AVENUE

ELM AVENUE

CAMERON AVENUE

MCKAY AVENUE

CURRY AVENUE

MCEWAN AVENUE

CAMPBELL AVENUE

JOSEPHINE AVENUE

BRIDGE AVENUE

RANKIN AVENUE

RANDOLPH AVENUE

ASKIN AVENUE

CALIFORNIA AVENUE

SUNSET AVENUE

PATRICIA ROAD

SALTER AVENUE

UNIVERSITY AVENUE WEST

FANCHETTE STREET
MARTINDALE STREET

WYANDOTTE STREET WEST

BP

Existing Multi-Use Trail
Bicycle Parking

ELLIOTT STREET WEST

ROONEY STREET
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Section H Water & Sewer Infrastructure
The study area is fully served by water and sewer service.
Combined sewers, that collect surface runoff and sewage together, exist within the study area, however
some blocks have been upgraded with separate storm and sanitary lines (as shown on the map below).
The Campbell/University Combined Sewer Separation and Stormwater Management Strategy Report
was recently completed. The main objective of the Campbell/University Report was to develop
an overall combined sewer separation strategy to achieve a 5 year design level of service. More
information is needed to determine the impacts of future development/redevelopment on stormwater
and sanitary systems.
Any future redevelopment will require a servicing study, a functional design, and capital improvements
to accommodate redevelopment and mitigate any impacts to the existing development. Therefore, in
order to consider the infrastructure needs for future development, a servicing study will be required
following the Sewer Master Plan.
A functional servicing study could be completed Spring 2021. Phase II and Phase III will be coordinated
with the functional servicing study. The City’s 2020’s 8-year capital budget identifies annual funding.
Funding for a servicing study, a functional design, and capital improvements required for future
redevelopment is not within the approved 8-year capital budget.

Sewer Infrastructure
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WEST
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BRIDGE AVENUE

RANKIN AVENUE

RANDOLPH AVENUE

ASKIN AVENUE

CALIFORNIA AVENUE

SUNSET AVENUE

PATRICIA ROAD

SALTER AVENUE

UNIVERSITY AVENUE WEST
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Item No. 8.4

Committee Matters: SCM 28/2021

Subject: University Avenue West and Wyandotte Street West Draft CIP – Tabling
– Wards 2 and 3

Moved by: Councillor Holt
Seconded by: Member Moore
Decision Number: DHSC 245 DHSC 239
THAT the Draft University Avenue West and Wyandotte Street West Community
Improvement Plan, attached as Appendix A, that was tabled at the December 14, 2020
meeting of the Development & Heritage Standing Committee BE RECEIVED for
information.
Carried.
Report Number: S 178/2020
Clerk’s File: SPL/10759

Clerk’s Note:
1. The recommendation of the Standing Committee and Administration are the
same.
2. Please refer to Item 7.3 from the Development & Heritage Standing Committee
Meeting held January 11, 2021.
3. To view the stream of this Standing Committee Meeting, please refer to:
http://csg001harmony.sliq.net/00310/Harmony/en/PowerBrowser/PowerBrowserV2/20210121/
-1/5215
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Council Report: S 178/2020

Subject: University Avenue West and Wyandotte Street West Draft CIP –
Tabling – Wards 2 and 3
Reference:
Date to Council: 12/14/2020
Author: Laura Diotte, MCIP, RPP
Senior Planner
519-255-6543 x6396
lbdiotte@citywindsor.ca
Planning & Building Services
Report Date: 11/27/2020
Clerk’s File #: SPL/10759
To: Mayor and Members of City Council

Recommendation:
That the Draft University Avenue West and Wyandotte Street West Community
Improvement Plan, attached as Appendix A, BE TABLED for consideration at the
January 11, 2021 meeting of the Development & Heritage Standing Committee with no
discussion at this time.

Executive Summary:
N/A

Background:
On November 18, 2019 Council approved staff to undertake the University Avenue
West and Wyandotte Street West Community Improvement Plan (CR561/2019). This
report contains a Draft University Avenue West and Wyandotte Street West Community
Improvement Plan that will be released to the public for consultation. Staff prepared and
released a background report (University Avenue and Wyandotte Street West CIP
Background Report) previously in 2020.
Legislative Framework
The preparation of a Community Improvement Plan is required to allow the City to offer
financial incentives, amongst other activities. Section 106 (1) of the Municipal Act, 2001
prohibits municipalities from assisting directly or indirectly any manufacturing business
or other industrial or commercial enterprise through the granting of bonuses for that
purpose. A municipality may not grant assistance by:
•

Giving or lending any property of the municipality, including money;
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•

Guaranteeing borrowing;

•

Leasing or selling any property of the municipality at below fair market value; or

•

giving a total or partial exemption from any levy, charge or fee.

However, the Municipal Act, 2001 provides an exception to the restrictions noted above,
where Council has exercised its authority under Section 28 of the Planning Act.
Section 28 of the Planning Act stipulates that where an official Plan contains provision
relating to community improvement, council may, by by-law, designate all or any part of
an area covered by such an official plan as a community improvement project area.
According to Section 28(1) of the Planning Act, a “community improvement project area”
is defined as “a municipality or an area within a municipality, the community
improvement of which in the opinion of the council is desirable because of age,
dilapidation, overcrowding, faulty arrangement, unsuitability of buildings or for any other
environmental, social or community economic development reason”.
Under the Planning Act, a municipality many engage in the following for the purpose of
carrying out a community improvement plan:
•

acquire, hold,
improvement;

clear,

grade

or

otherwise

prepare

land

for community

•

construct, repair, rehabilitate or improve buildings on land acquired or held by it
in conformity with the community improvement plan;

•

sell, lease, or otherwise dispose of any land and buildings acquired or held by it
inconformity with the community improvement plan; and

•

make grants or loans in conformity with the community improvement plan to the
registered owners, assessed owners or assignees to pay for eligible costs.

Discussion:
Upon completion of the tabling and public consultation, staff will update and incorporate
any changes to the draft CIP. The final proposed University Avenue West and
Wyandotte Street West Community Improvement Plan is expected to be considered at
the January (11th) 2021 Development and Heritage Standing Committee meeting.

Risk Analysis:
N/A

Climate Change Risks
Climate Change Mitigation:
N/A

City Council Meeting - February 1, 2021
Page 205 of 458

Page 2 of 4

Climate Change Adaptation:
N/A

Financial Matters:
While there are no financial matters to be considered at this time, it should be noted that
there are various financial incentives offered as part of this CIP. There are primarily five
active CIP’s which are quickly depleting the identified funding sources for various grants
and incentives. The addition of this CIP will put further strain on the financial resources
which remain available. During the period in which this particular CIP is being
considered Administration will be undertaking a full financial review and will bring
forward a funding strategy for City Council’s consideration.

Consultations:
Planning staff will consult the public regarding the draft CIP and make edits to the report
to reflect the public comments.
Additionally, Planning staff will continue to work with other City Departments
(Engineering, Transportation Planning, Parks, Legal Services, Finance) to recommend
a final comprehensive CIP to the Development and Heritage Standing Committee in
January 2021.

Conclusion:
The University Avenue West and Wyandotte Street West Community Improvement Plan
is being tabled until the January 2021 meeting of the Development & Heritage Standing
Committee (DHSC) to give DHSC members and the public time to review the Study.
The draft should be read in conjunction with the previously released CIP Background
Report and attached as Appendix B to this report.
Consideration will occur at the January DHSC meeting, which will be the Public Meeting
as required under the Planning Act. The CIP, staff report, and the recommendation of
DHSC will be considered for final decision by City Council in 2021.

Planning Act Matters:
N/A

Approvals:
Name

Title

Neil Robertson

Manager of Urban Design

Thom Hunt

City
Planner/Executive
Director
Planning and Building Services
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Name

Title

Wira Vendrasco

Deputy City Solicitor

Shelby Askin Hager

City Solicitor

Josie Gualtieri

Financial Planning Admin.

Janice Guthrie

Deputy Treasurer Taxation and Financial
Planning

Janice Guthrie

On behalf of Chief Financial Officer/City
Treasurer

Onorio Colucci

Chief Administrative Officer

Notifications:
Name

Address

Email

Appendices:
1 Appendix A – Draft University Avenue West and Wyandotte Street West Community
Improvement Plan
2 Appendix B - University Avenue West and Wyandotte Street West CIP Background
Report
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Section A LEGISLATIVE FRAMEWORK
The following legislation provides authority for the
preparation of a Community Improvement Plan:

A.1 Municipal Act, 2001

Under the Planning Act, a municipality may engage in
the following for the purpose of carrying out a
community improvement plan:
•

Section 106 (1) of the Municipal Act, 2001 prohibits
municipalities from assisting directly or indirectly any
manufacturing business or other industrial or
commercial enterprise through the granting of
bonuses for that purpose. A municipality may not
grant assistance by:
•
•
•
•

Giving or lending any property of the municipality,
including money;
Guaranteeing borrowing;
Leasing or selling any property of the municipality
at below fair market value; or
Giving a total or partial exemption from any levy,
charge or fee.

•
•
•

Acquire, hold, clear, grade or otherwise prepare
land for community improvement;
Construct, repair, rehabilitate or improve buildings
on land acquired or held by it in conformity with
the community improvement plan;
Sell, lease, or otherwise dispose of any land and
buildings acquired or held by it inconformity with
the community improvement plan; and
Make grants or loans in conformity with the
community improvement plan to the registered
owners, assessed owners or assignees to pay for
eligible costs.

However, the Municipal Act, 2001 provides an
exception to the restrictions note above, where
council has exercised its authority under Section 28 of
the Planning Act.

A.2 Planning Act
Section 28 of the Planning Act stipulates that where an
Official Plan contains provision relating to community
improvement, council may, by by-law, designate all or
any part of an area covered by such an official plan as
a community improvement project area. The
community improvement is where council deems
desirable because of age, dilapidation, overcrowding,
faulty arrangement, unsuitability of buildings or any
other environmental, social or community economic
development reason.
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Section B POLICY REVIEW
The community improvement plan aligns with
the following provincial and municipal policy
direction:

•

B.1 Planning Act - Provincial Interest
Section 2 of the Planning Act outlines the specific
areas that are deemed to be of Provincial interest in
planning matters. It is these area that inform the
Provincial Policy Statement, and that municipalities
must “have regard to” when making planning
decisions, including adopting a community
improvement plan. This CIP will have regard to the
following matters of Provincial interest:
•
•
•
•
•
•
•
•

The conversion of features of significant architecture, cultural, historical, archaeological or scientific
interest (Section 2(h));
The orderly development of safe and healthy communities (Section 2(h));
The adequate provision and distribution of educational, health, social, cultural and recreational
facilities (Section 2(i));
The adequate provision of a full range of housing,
including affordable housing (Section 2(j));
The adequate provision of employment opportunities (Section 2(k));
The protection of public health and safety (Section
2(0);
The appropriate location of growth and development (Section 2(p)):
The promotion of development that is designed to

be sustainable, to support public transit and to be
oriented to pedestrians (Section 2(q)); and,
The promotion of built form that is well-designed,
encourages a sense of place, and provides for public spaces that are of high quality, safe, accessible,
attractive and vibrant (Section 2(r)).

B.2 Provincial Policy Statement
Part 2 of the Planning Act requires that, “decisions
affecting planning matters shall be consistent with
policy statements issued under the Act”. These policy
statements are consolidated in most recent version of
the Provincial Policy Statement, 2020, which came into
effect May 1, 2020.
The policy direction that aligns with the direction of
this CIP include:
•

•

•
•

•

Supporting the long-term economic prosperity by
maintaining and, where possible, enhancing the
vitality and viability of downtowns and mainstreets
(Section 1.7.1 (d)).
Encouraging a sense of place, by promoting
well-designed built form and cultural planning, and
by conserving features that help define character,
including built heritage resources and cultural heritage landscapes (1.7.1(e));
Promoting the redevelopment of brownfield sites
(1.7.1(f));
Providing an appropriate range and mix of housing
options and densities required to meet projected
requirements of current and future residents of
the regional market area (Section 1.4.1);
Promoting healthy, active communities by planning
public streets, spaces and facilities to be safe, meet
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•

•

•

the needs of pedestrians, foster social interaction
and facilitate active transportation and community
connectivity (Section 1.5.1(a));
Promoting land use patterns, density and mix
of uses that minimize the length and number of
vehicle trips and support current and future use of
transit and active transportation (Section 1.6.7.4).
Encouraging compact, mixed-use development
that incorporates compatible employment uses
to support liveable and resilient communities,
with consideration of housing policy 1.4 (Section
1.3.1(d));
Conserving significant built heritage resources and
significant cultural heritage landscapes (Section
2.6.1).

B.3 City of Windsor Official Plan

corridors or any other identified area in decline of in
transition from one land use to another.
Council may designate by by-law a Community
Improvement Project Area in accordance with the
Planning Act to revitalize planning districts,
neighbourhoods, corridors or any other identified area
in decline or in transition from one land use to
another.
The Community Improvement Objectives include:
•
•
•

The Official Plan provides guidance for the physical
development of the municipality while taking into
consideration important social, economic and
environmental matters and goals. Additionally, the
Official Plan provides a significant amount of policy
direction on matters addressed by this CIP. Specifics
regarding the land use designations within the area
are contained within later sections of this report.

5

•

To revitalize areas in decline or in transition from
one land use to another through the use of
Community Improvement Plans;
To provide standards for building and property
maintenance and occupancy;
To establish partnerships with business associations to strengthen employment, commercial and
mixed use areas; and,
To direct municipal actions to revitalize and
strengthen neighourhoods.

Furthermore, a Community Improvement Project Area
may include any planning district, neighbourhood,
corridor or any other identified area of the city and
shall be encouraged for:

In conformity with the Planning Act, the Official Plan
also includes provision relating to community improvement.

•

The Official Plan includes Community Improvement
provisions that identify areas and situations where
the preparation of a CIP is desirable, as well as specific
objectives to be achieved as a result of applying these
provisions. According to the Official Plan:

•

•

•

Residential areas where the housing stock is inneed of maintenance, rehabilitation and/or repair;
Declining commercial or mixed use areas where
there are a number of vacant or underutilized
properties;
Areas in which there are land use conflicts as a
result of incompatible uses; and,
Areas that have the potential to be new employment areas.

Community improvement initiatives will be used to
revitalize existing planning districts, neighbourhoods,
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Section C LAND USE & BUILT FORM
C.1 Current Official Plan Designations and Corresponding Policies Review

Official Plan
Designations

RIVERSIDE DRIVE
WEST

CRAWFORD AVENUE

OAK AVENUE

ELM AVENUE

CAMERON AVENUE

MCKAY AVENUE

CURRY AVENUE

MCEWAN AVENUE

CAMPBELL AVENUE

JOSEPHINE AVENUE

BRIDGE AVENUE

RANKIN AVENUE

RANDOLPH AVENUE

ASKIN AVENUE

CALIFORNIA AVENUE

SUNSET AVENUE

PATRICIA ROAD

SALTER AVENUE

UNIVERSITY AVENUE WEST

FANCHETTE STREET
MARTINDALE STREET

WYANDOTTE STREET WEST

Residential
CARON AVENUE

Open Space

WELLINGTON AVENUE

Commercial Corridor

PARTINGTON AVENUE

Mixed Use

Major Institutional

ELLIOTT STREET WEST
ELM AVENUE

PATRICIA ROAD

Industrial
ROONEY STREET

The current Official Plan designations along the University
Avenue West and Wyandotte Street West corridors are
shown on the map above. The Official Plan designations
within the study area include Residential, Mixed Use,
Commercial Corridor, Open Space, Industrial, and
Major Institutional. Along both corridors, most of the
properties are identified as Mixed Use. Uses permitted
in the Mixed Use land use designation include retail and
service commercial establishments, offices, cultural,
recreation and entertainment uses, and institutional, open
space and residential uses, exclusive of small scale Low
Profile residential development. Some sections of the
two corridors are occupied by properties designated as
Residential. As indicated in the corresponding policies for

Residential land use designation, Low, Medium and High
Profile dwelling units are allowed in such designation.
Both Ernest Atkinson Park and Wilson Park are identified
as Open Space by the Official Plan. On University Avenue
West, there is a cluster of properties designated as Major
Institutional between Sunset Avenue and California Avenue.
On Wyandotte Street West, a large area of land designated
as Industrial can be found between Wellington Avenue and
Crawford Avenue.
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C.2 Current Zoning Review

Zoning ByLaw 8600

S.20(1)3

S.20(1)3

S.20(1)14

RD2.2

RD3.3

RD3.4

RD3.9

RD3.9

CD1.2

RD3.1

RD3.1

RD3.1

CD2.2
UNIVERSIT

CD2.2

RD2.2
CD2.2

CD2.2

Y AVENUE WEST

RD3.4
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CD2.2
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RD3.1

S.20(1)208

CRAWFORD AVENUE

RD2.1

OAK AVENUE

ELM AVENUE

GD1.1

RD2.2

RD3.2

RD3.10

CAMERON AVENUE

MCKAY AVENUE

RD2.1

CURRY AVENUE

RD2.2
S.20(1)110

MCEWAN AVENUE

CAMPBELL AVENUE

GD1.1

GD1.1

RIVERSIDE DRIVE
WEST

S.20(1)21

JOSEPHINE AVENUE

BRIDGE AVENUE

RANKIN AVENUE

ASKIN AVENUE

CALIFORNIA AVENUE

SUNSET AVENUE

PATRICIA ROAD

RD2.2

RANDOLPH AVENUE

Site Specific Zoning

RD3.4

GD1.1

RD3.4

Zoning ByLaw 8600

RD3.1

RD2.2

CD3.6

S.20(1)366

CD3.6

GD1.1

S.20(1)161

S.20(1)334

RD3.4

RD3.1

ID1.3

MD1.1

S.20(1)18

ID1.1
FANCHETTE STREET

RD1.3

RD2.2

MARTINDALE STREET

RD2.2

GD1.1

RD2.1

RD1.3

S.20(1)17

RD1.3

MD1.6

S.20(1)2

RD2.2

RD2.2

CD2.2

ID1.3

RD3.4

CD2.2

CD2.2

CD2.2
CD2.2
S.20(1)26

RD1.3
RD2.2

RD3.1

RD2.2

GD1.1
ELLIOTT STREET WEST

MD1.6
RD1.3

ELM AVENUE

ID1.3

PATRICIA ROAD

ROONEY STREET

RD3.1

CD2.1
MD1.2

MD1.2

S.20(1)375

The map above delineates the current zoning categories
along University Avenue West and Wyandotte Street
West. As suggested by the map, there is a variety of
zoning categories in the study area. Residential Districts,
Commercial Districts, Green Districts, Manufacturing
Districts, and Institutional Districts are all present along
the two corridors. In the study area, the most frequently
appearing zoning category is CD 2.2 (Commercial District
2.2). According to Zoning By-law 8600, some of the
permitted uses for properties zoned as CD 2.2 include
Bakery, Business Office, Child Care Centre, Commercial
School, Confectionery, Food Outlet - Take-Out, Funeral
Establishment, Medical Office, Micro-Brewery, Personal
Service Shop, Place of Entertainment and Recreation,

MD1.2

CARON AVENUE

RD2.1

MD1.6

GD1.1

S.20(1)295

S.20(1)32

S.20(1)332

WELLINGTON AVENUE

RD3.1

CD3.3

GD1.1

PARTINGTON AVENUE

ID1.3

ID1.1

CD2.2

WYANDOTTE STREET WEST

CD1.3
S.20(1)136

S.20(1)345

CD2.2

MD1.1

ID1.1

RD3.16

ID1.1

RD1.3
MD1.3

Place of Worship, Professional Studio, Public Hall, Repair
Shop – Light, Restaurant, Retail Store, Veterinary Office, and
Wholesale Store.
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C.3 Current Land Use

Property Code
Designations

RIVERSIDE DRIVE
WEST

CRAWFORD AVENUE
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CURRY AVENUE

MCEWAN AVENUE

CAMPBELL AVENUE

JOSEPHINE AVENUE

BRIDGE AVENUE

RANKIN AVENUE

RANDOLPH AVENUE

ASKIN AVENUE

CALIFORNIA AVENUE

SUNSET AVENUE

PATRICIA ROAD

SALTER AVENUE

UNIVERSITY AVENUE WEST

FANCHETTE STREET
MARTINDALE STREET

WYANDOTTE STREET WEST

Commercial

Surface Parking
Municipal Park

Multi-Residential
3-6 Units
Multi-Residential
7+ Units

Institutional/
School

Residential

Place of Worship

Commercial

Mixed Use
Commercial/
Residential

Community Hall/
Club

Industrial

Vacant Land

CARON AVENUE

Rail Lands

ELLIOTT STREET WEST

ROONEY STREET

The current land uses along the University Avenue West
and Wyandotte Street West corridors are shown on the
map above. The uses vary between commercial, residential
(single detached, semi-detached and multi-residential),
institutional uses and vacant land. The uses vary along the
two corridors vary greatly property by property, however
the uses surrounding the corridors on the north/south
streets are primarily residential. The uses along University
Avenue West and Wyandotte Street West will be discussed
in more detail below.
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ELM AVENUE

Industrial

Semi Detached

PARTINGTON AVENUE

PATRICIA ROAD

Single Detached

WELLINGTON AVENUE

Residential
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University Avenue West:
Starting at Huron Church Road, the uses are institutional uses
to Sunset Avenue. The institutional uses include Our Lady of
Assumption Church; the University of Windsor Leddy Library,
University of Windsor Faculty of Law Buildings; and, Canterbury
College. From Sunset Avenue to Campbell Avenue the uses vary,
however they are primarily multi-family residential buildings
built in the 1960’s and 1970’s of varying heights and forms.
After Campbell Avenue the uses still vary property by property
between commercial, mixed use and various forms of residential,
however commercial uses are more common.
In addition to the uses discussed above, University Avenue
West also includes greenspace that contributes to the land use.
A municipal park (Ernest Atkinson Park) is located between
Bridge Avenue and Rankin Avenue, and Universty Avenue West
and Riverside Drive West. A trail runs from the Riverfront to
Wyandotte Street between Cameron Avenue and Wellington
Avenue on Detroit River Tunnel Company lands.

Wyandotte Street West:
Starting at Huron Church Road, institutional land uses associated
with the University of Windsor are present on the north side
of Wyandotte Street West until California Avenue, and on the
south side of Wyandotte Street West from California Avenue to
Randolph Avenue. Assumption Cemetery is located on the south
side of Wyandotte Street West between Huron Church Road
and Patricia Avenue. Commercial uses are present intermittently
until California Avenue where they are continuous until McEwan
Avenue.
After McEwan Avenue the uses vary with institutional,
commercial and residential.
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Commercial Activity
Based on a commercial survey conducted by the Planning
Department in 2018, the following commercial data was
collected:

University Avenue West (Huron Church Road to
Crawford Avenue)
24%
21%

19%

Vacant
Business Services

Restaurant/Fast Food/Cafes

There are 80 commercial units along University Avenue from
Huron Church Road to Crawford Avenue. As shown in the chart
above, 24% of those units are vacant. The highest occupied
category of commercial activity is the category of business
services (accountants, tax services, marketing, engineering,
financial planning, etc.) which occupies 21% of the commercial
units, followed by restaurants/fast food/cafes at 19%. A unique
commercial activity cluster on University Avenue West is under
the education – driving category which occupies 5% of the
commercial units.

Wyandotte Street West (Huron Church Road to
Crawford Avenue)
34%

23%

Restaurant/Fast Food/Cafes

Vacant

There are 101 commercial units along Wyandotte Street
West from Huron Church Road to Crawford Avenue. 34% of
the commercial units are occupied by restaurant/fast food
uses. Most of these uses are clustered near the University of
Windsor between Sunset Avenue and Bridge Avenue. 23% of the
commercial units along Wyandotte Street West are vacant. The
other uses are small in percentage and include a bank, photocopy
service, child care and a bingo hall.
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Municipal Park

Multi-Residential (7+ Units)

Institutional/School

Vacant Residential Land

Rooming or Boarding House

Place of VIA
Worship
LE UDINE

Vacant Commercial Land
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RIVERSID
E DR

LL SQ E

WINDSOR AVE

CITY HALL SQ S

DUFFERIN PL

WYANDOTTE ST W

WYANDOTTE ST E

GOYEAU ST

VERA PL

OUELLETTE AVE

PARK ST E

PELISSIER ST

KARL PL

CHURCH ST

BRUCE AVE

PARK ST W

E

E

CIT Y HA

UNIVERSI
TY AVE E

GOYEAU ST

DOUGALL AVE

CHATHAM
ST

MCDOUGALL ST

W

MCDOUGALL ST - private

PIT T ST E

W

MERCER ST

FERRY ST

Vacant Industrial Land

Nursing Home

PITT ST W

JANETTE AVE

WELLINGTON AVE

MCKAY AVE

Mixed Use (Commercial/Residential)

CHATHAM
ST

CARON AVE

CRAWFORD AVE

OAK ST

CURRY AVE

MCEWAN AVE

CAMPBELL AVE

BRIDGE AVE

JOSEPHINE AVE

SUNSET AVE

C.4 Built Form
PATRICIA RD

Armoury

Rail Lands

SALTER AVE

CHATHAM
ST

MARTINDALE ST

PARTINGTON AVE

RANKIN AVE

RANDOLPH AVE

ASKIN AVE

CALIFORNIA AVE

SUNSET AVE - private

HURON CHURCH RD

INDIAN RD
DONNELLY ST

FANCHETTE ST

International Bridge/Tunnel

Industrial

Semi Detached

VICTORIA AVE

ELM AVE

CAMERON AVE

MCKAY AVE

RANKIN AVE

RANDOLPH PL

PITT ST W

UNIVERSIT Y AVE W

PETER ST

Commercial

Single Detached

University Avenue West and Wyandotte Street West Community
Improvement
Plan - Background
Report
Multi-Residential
(3-6 Units)
Public Transportation
Surface Parking

W

SUNSET AVE

VISTA PL

PATRICIA RD

RIVE RSIDE DR

Residential

Building Outlines

The University area consists of typical institutional buildings
setback from the road with landscaping.
The built form from California Avenue to Campbell Avenue is
varied. However, the dominate style is multi family residential
built in the late 1960s. They are typically three to seven storeys in
height and set back from all property lines. Many of the buildings
do not front onto University Avenue West, and instead front onto
local residential streets.

MCDOUGALL ST - private

E

OUELLETTE AVE

LL SQ E

WYANDOTTE ST E

MCDOUGALL ST

DUFFERIN PL

WINDSOR AVE

CITY HALL SQ S

GOYEAU ST

VICTORIA AVE

PARK ST E

PELISSIER ST

E

CIT Y HA

UNIVERSI
TY AVE E

GOYEAU ST

CHATHAM
ST

DOUGALL AVE

CHURCH ST

BRUCE AVE

JANETTE AVE

WELLINGTON AVE

MCKAY AVE

VERA PL

The built form along both corridors vary. The following
are the common forms found along University Avenue
West:

W

PARK ST W

KARL PL

WYANDOTTE ST W

RIVERSID
E DR

PIT T ST E

CHATHAM
ST

CARON AVE

CRAWFORD AVE

OAK ST

CURRY AVE

MCEWAN AVE

CAMPBELL AVE

BRIDGE AVE
PARTINGTON AVE

RANKIN AVE

RANDOLPH AVE

ASKIN AVE

CALIFORNIA AVE

MARTINDALE ST

JOSEPHINE AVE

PATRICIA RD

SUNSET AVE

SUNSET AVE - private

HURON CHURCH RD

INDIAN RD
DONNELLY ST

FANCHETTE ST

PITT ST W
W

SALTER AVE

CHATHAM
ST

MERCER ST

PITT ST W

UNIVERSIT Y AVE W

PETER ST

FERRY ST

VIALE UDINE

ELM AVE

CAMERON AVE

MCKAY AVE

RANKIN AVE

RANDOLPH PL

W

SUNSET AVE

VISTA PL

PATRICIA RD

RIVE RSIDE DR

The following are the common forms found along
Wyandotte Street West:
The same institutional uses associated with the University of
Windsor are present along Wyandotte Street West from Huron
Church to California Avenue. After California Avenue, Wyandotte
Street turns into a traditional commercial mainstreet with a
continuous street wall, with one to two storeys buildings built
to the lot line. After McEwan Avenue, the built form is not
consistent, made up of single family dwellings and commercial
built forms that contain parking lots and drive-through
restaurants.

Within the same block there may be low rise multi unit or even
single detached dwellings that front onto University Avenue West.
At Rankin Avenue and University Avenue West, two mixed use
buildings create a neighbourhood node of unique characteristics,
as shown to the left. The two storey buildings are made up
of ground floor commercial and upper storey residential. The
buildings are built to the lot line and the ground floor commercial
is a traditional store front with large amounts of glazing.
After Josephine Avenue, the commercial buildings built to the
lot line created a more contained feeling on the street. The
commercial buildings are generally one storey. Some low density
residential still exists along the corridor. Some sections also create
a continuous street wall where buildings are built close to one
another.
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Section D DEMOGRAPHIC OVERVIEW
D.1 Data Collection and Accuracy

D.2.1 Total Population

The demographic data used for the purposes of the Phase I
Deliverables report are extracted from Statics Canada’s 2016
Canadian Census of Population and the 2011 National Household
Survey. The 2016 data and 2011 data had different collection
methods, therefore in most cases it is not accurate to compare
year to year data. However, the population numbers reported can
be compared between the 2011 and 2016 census years as the
collection methods for population counts was the same. The most
notable adjustment to the 2016 Census was the reinstatement
of the mandatory long-form census questionnaire. A sample of
25% of Canadian households received a long-form questionnaire,
which also consists of short-form questions. Furthermore,
income-related questions were eliminated as Statistics Canada
retrieved the relevant information from personal income tax and
benefits. Therefore, the data is not comparable to previous years
due to discrepancies in questions and collection methods.
The Census Tracts that had boundaries that intersect the
University Avenue West or Wyandotte Street West corridors
that are subject of this study were included in the demographic
review. This resulted in four census tracts (0029.00, 0030.00,
0031.00, 0027.00) being reviewed for the purposes of this study,
shown below:

Census Tract 27 has the smallest population, containing a sum of
1070 residents. Within Census Tract 29, there is a total population
of 2345 people. Census Tract 30 has a population of 3360, making
it the most populated area out of the four. Lastly, Census Tract 31
is home to 1505 individuals.

D.2.2 Population Growth
The total population of the study area as of 2016 is 8280, which
is a 6.8% increase in the number of residents since 2011. The
population growth experienced by the study area is more than
double that of the City of Windsor, which has an increase of
only 3.1%. The rapid population growth within the study area is
particularly visible in Census Tract 31 as this CT experienced the
most prominent growth, as its population has increased by 11.4%.
An increase in senior residents has contributed to the substantial
population growth of Census Tract 31.

RIVERSIDE DRIVE
WEST

SALTER AVENUE

29

30

FANCHETTE STREET

CRAWFORD AVENUE

OAK AVENUE

ELM AVENUE

CAMERON AVENUE

MCKAY AVENUE

CURRY AVENUE

MCEWAN AVENUE

CAMPBELL AVENUE

JOSEPHINE AVENUE

BRIDGE AVENUE

RANKIN AVENUE

RANDOLPH AVENUE

ASKIN AVENUE

CALIFORNIA AVENUE

SUNSET AVENUE

PATRICIA ROAD

UNIVERSITY AVENUE WEST

31

MARTINDALE STREET

WYANDOTTE STREET WEST

ELLIOTT STREET WEST

Census Tract Map Overview
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Section D DEMOGRAPHIC OVERVIEW
D.3 Population Characteristics
Age and Gender Distribution
The number of male and female residents of the study area is almost equal, with 52%
of the population being male and the other 48% being female. The City of Windsor as
a whole has a similar distribution as 49% of the City’s population is male and 51% is
female.
The population distribution of the study area is vastly different from the overall
population distribution of Windsor. The most populous age groups in the study area
are the 20-24 and 25-29 cohorts, taking up 20% and 14% of the total population,
respectively. Although the 20-24 cohort is one of the greatest age groups of the City
as well, this group only makes up 7% of the entire population of Windsor. There is a
substantially larger proportion of young adults occupying these sections of University
Avenue West and Wyandotte Street West in comparison to the rest of the population
because the subject lands are in close proximity to several post-secondary institutes,
such as the University of Windsor. Moreover, the central location of the study area tends
to attract more young professionals than other regions of the City. On the other hand,
the dominant age groups of the City of Windsor are the 50-54 and 55-59 cohorts, and
they take up 8% and 7% of the total population, respectively. Consequently, while the
average age of residents in the study area is 37.5, the City’s average population age is
slightly older at 41.2.
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Age

2016 Population Distribution in the Study Area
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2016 Population Distribution in Windsor
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Family Characteristics of Population Aged 15 Years and Over in
the Study Area

19%

Family Structure
The most common family structure in the study area is people
living alone, taking up 24.5% of all living arrangements. People
living with non-relatives only is a close second, making up 24.4%
of living arrangements. Almost half of the population residing in
the study area belongs to these top two categories. The third and
fourth most common family structures are married spouses and
common-law partners with children and married spouses and
common-law partners without children as 19% and 12% of the
population are part of these living arrangements, respectively.
In contrast, over 55% of individuals in Windsor are made up of
married spouses and common-law partners with children and
married spouses and common-law partners without children.
Additionally, as opposed to the family characteristics for the
entire City, which has only 14% of people living alone, the study
area contains almost twice as many people living alone. As a
result, the average household size is substantially lower at 1.7
people in the study area compared to 2.1 people on average for
Windsor.

24%

12%

6%

24%
10%

4%

Family Characteristics of Population Aged 15 Years and Over in
Windsor

Martial Status

14%

The largest proportion of study area residents are those who
have ‘never married’, followed by those who have ‘married’,
‘divorced’, ‘living common law’, ‘widowed’, and ‘separated’ in
that order. When compared to the rest of the City, the study
area has a significantly higher percentage of ‘single’ population
(never married). While half of the population aged 15 years and
over living in the study area declare that they have never been
married, only 29% of all residents of Windsor remain single. On
the other hand, the City as a whole consists of far more married
couples than the study area. Only 24% of study area residents
are married, but the married individuals of Windsor make up
48% of the entire population aged 15 years and above. The high
concentration of young adults perusing post-secondary education
living in the study area may be one of the factors that have led
to the great difference in the proportion of ‘married’ and ‘never
married’ individuals between the study area and the City as a
whole.

25%

3%
2%

18%

29%

7%

Married Spouses and Common-law Partners without Children
Married Spouses and Common-law Partners with Children
Lone Parents
Children in Families
Living with Other Relatives
Living with Non-relatives Only
Living Alone
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Marital Status in the Study Area
Married

6%
24%

Living Common Law

9%
3%

Never Married

8%
50%

Separated

Children within Families

Divorced

Most children within the study area live with married couples,
taking up just over half of all living arrangements for children.
The second most common living arrangement is living with single
mothers, which makes up 24% of children’s homes. There are also
small percentages of children living with common-law couples
and single fathers.

Widowed

Marital Status in Windsor
Married

6%

7%

Living Common Law

3%

Never Married

48%

Separated

29%

In comparison to the rest of the City, the study area has a much
higher proportion of lone parents. Single-parent families make up
29% of households in the study area while there are only 20% of
households in Windsor characterized as lone parent households.
A higher number of single parents may choose to reside in the
study area over other regions in the City since there are more
affordable housing options and better transit access.

Divorced
Widowed

7%

Family Structure with Children in the Study Area
Married Couples

5%

Common-law Couples

24%
51%

Lone-parent Families by Female Parent
Lone-parent Families by Male Parent

20%

Family Structure with Children in Windsor
Married Couples

4%
15%

Common-law Couples
Lone-parent Families by Female Parent

11%

Lone-parent Families by Male Parent

70%
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Visible Minority

Visible Minority Population in the Study Area
Visible Minority
Non Visible
Minority
40%

60%

Visible Minority Population in Windsor
Visible Minority
Non Visible
Minority

20%
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Visible minorities are “persons other than Aboriginal peoples
who are non-Caucasian in race or non-white in colour”. In the
study area, there is a large proportion of people who are of
visible minority status. While around 40% of the residents in the
study area are of visible minority status, only 20% of the entire
City’s population are visible minorities. Notably, 61% of residents
living in Census Tract 29 have identified themselves as visible
minorities, meaning that the majority of people residing in this
area are of visible minority status.
Within the visible minority population living in the study area,
Chinese people make up the biggest proportion, taking up 29%
of all visible minority populations in the region. South Asian,
black, Arab, and Southeast Asian people also represent significant
populations in the four Census Tracts. Similarly, the top five visible
minorities of the City of Windsor are Arab, Black, South Asian,
Chinese, and Filipino. There is no majority-minority within both
the study area and the City as a whole, which means that there is
not a large portion of any single group that dominates by making
up over 50 % of the visible minority population. The composition
of the visible minorities strongly suggests that both the study area
and the City are highly diverse.

80%

Visible Minority Population in CT 29
Visible Minority
Non Visible
Minority

Top 5 Non-official Mother Languages in the Study Area
Mandarin

8%

39%
Arabic

4%

61%
Cantonese

Vietnamese

Chinese
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Canadian

Ethnic origin

French

The largest percentage of study area residents are those who are
of Canadian ethnic origins, followed by those who are French,
English, Chinese, and Irish in that order. This is fairly similar to
the City as a whole, with the exception of a higher percentage of
people of Chinese ancestry.

English

Mother Tongue
The diverse population of the area is also reflected in the various
non-official mother tongues spoken by the study area residents.
A smaller proportion of individuals living in the study area speak
an official language as their mother languages when compared to
the figures of the City as a whole. For example, while 72% of the
population in the entire City indicate that English is their mother
tongue, there are only 63% of study area residents who speak
English as their mother language.
In the study area, Mandarin is the most common non-official
mother language, making up 8% of all mother tongues spoken.
Arabic, Cantonese, Vietnamese, and Chinese (n.o.s.) are among
some other common mother languages spoken in the study area.
In comparison to the City of Windsor, the most common nonofficial mother tongue is Arabic, which takes up 4% of all spoken
mother languages. Some other common mother languages
include Italian, Mandarin, Spanish, and Polish.

Chinese

Irish

Canadian

French
Top 5 Non-official Mother Languages in Windsor
Arabic

4%

Italian

3%

Mandarin

Spanish

Polish

English

Irish

1%

1%
Scottish
1%
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Citizenship for the Population of the Study Area
Canadian Citizens

24%

Not Canadian Citizens

Citizenship
Compared to the City as a whole, the study area contains a
considerably larger percentage of individuals who are not
Canadian citizens. Twenty-four percent of the people residing in
the study area are not Canadian citizens, which is four times as
much as that of the entire City. The high volume of international
students attending post-secondary institutes in the area accounts
for a large proportion of the local non-Canadian citizen residents.
According to the University of Windsor, 23% of the total 16321
students are international students, meaning that there are
approximately 3753 international students.

67%

Citizenship for the Population of the Windsor
Canadian Citizens

6%

Not Canadian Citizens

Immigrant Status
An immigrant is defined as an individual who has moved to
Windsor from a country outside of Canada and has successfully
become a citizen or permeant resident. Non-permanent residents
are individuals who have temporary work, student, or tourist
visas, or Temporary Resident Permits, which permit them to
remain in Canada. Non-immigrant residents refer to persons who
are Canadian citizens by birth.
The study area and the City as a whole have similar percentages
of immigrants. However, non-permanent residents have a far
bigger presence in the designated areas along University Avenue
West and Wyandotte Street West. The non-permanent resident
population takes up 15% of the total population in the study
area, but only 1% of Windsor people have declared themselves
to have such status. Moreover, the proportion of non-permanent
residents varies among the different Census Tracts. Census Tract
27 and Census Tract 31 have very few non-permeant residents,
as this group only takes up 1% and 3% of the total Census Tract
population, respectively. Eleven percent of the population in
Census Tract 30 are non-permanent residents. Census Tract 29
has an astonishingly high figure, as 35% of the population is made
up of non-permanent residents.

94%

Immigrant Population by Period of Immigration in the Study Area
Before 1981
1981 to 1990

20%

29%

10%

1991 to 2000
2001 to 2010

15%

2011 to 2016

26%

Immigrant Population by Period of Immigration in Windsor
Before 1981
1981 to 1990

14%
31%

1991 to 2000

22%

2011 to 2016

12%
21%
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Immigration Status for the Population in the Study Area
Non-immigrants

15%

Immigrants
Non-permanent
Residents

Period of Immigration

24%
61%

Immigration Status for the Population in Windsor
1%

Non-immigrants

23%

Immigrants
Non-permanent
Residents

The period of immigration is fairly evenly split among the five
given periods. In the study area, the largest proportion of
immigrants arrived between 2011 and 2016, making up 29% of
all immigrants. In contrast, Windsor received the biggest group
of immigrants before 1981, as 31% of the city-wide immigrant
population landed prior to 1981. Both the study area and the
City as a whole reached their lowest points from 1981 to 1990,
having only 10% and 12% of all immigrants arrive in this period,
respectively. Discrepancies exist between the different Census
Tracts. Almost half of the immigrants residing in Census Tract
27 landed from 2001 to 2011. Census Tract 27 experienced the
lowest volume of incoming immigrants between 1991 and 2000
since only 9% of total immigrants landed during this period.
Census Tract 29 and Census Tract 30 have similar period-ofimmigration patterns as the general pattern for the entire study
area. In Census Tract 31, the period of immigration is almost
equally divided between the five time periods.

76%

Age of Immigration

Immigration Status for the Population in CT 29
Non-immigrants

35%
43%

Immigrants
Non-permanent
Residents

The largest group of immigrants in the study area are those
aged between 25 to 44 years, making up 36% of the total
immigrant population. Immigrants aged between 15 to 24 years
are the second largest group as they take up 27% of the entire
immigrant population in the study area. It is the least common
for the immigrants to be aged 45 and over as only 9% of the total
immigrant population belong to this group. The study area’s age
at immigration distribution is almost identical to that of the City
as a whole.

22%
Age at Immigration for Immigrant Population in the Study Area

Age at Immigration for Immigrant Population in Windsor

Under 5 Years

12%

9%

Under 5 Years

12%

5 to 14 Years

8%

5 to 14 Years
15 to 24 Years

15 to 24 Years

16%
36%

25 to 44 Years

18%
38%

45 Years and Over

45 Years and Over

27%

25 to 44 Years

23%
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Admission Category for the Immigrant Population of the Study
Area
1%

Immigrants by selected place of birth
Presently, immigrants are mainly arriving from Asia as opposed
to Europe, which was the most common continent of origin
in previous decades. China is the most common place of birth
for immigrants living in the study area since 13% of the local
immigrant population were born in China. The second most
common place of birth is India, taking up 9% of the total
immigrant population in the study area. The United States, other
places in Asia, and Viet Nam are some other common places of
birth. In comparison, the top three most common immigrants’
places of birth in the City of Windsor are Iraq, the United States,
and Italy, with each country taking up 8% of the entire immigrant
population. Some other common places of birth include the
United Kingdom and Lebanon.

40%

31%

28%
Economic Immigrants
Immigrants Sponsored by Family

Admission Category and Applicant type

Refugees
Other Immigrants

Admission Category for the Immigrant Population of Windsor
2%

32%

36%

In the study area, the largest proportion of immigrants are
admitted as economic immigrants since this category takes up
40% of the entire immigrant population. Refugees make up
the second-largest group as 31% of the study area immigrant
residents have been admitted as refugees. The last significant
admission category is comprised of immigrants sponsored by
families, and this category makes up 28% of the immigrant
population of the study area. With the exception of other
immigrants, the immigration admission categories for Windsor is
nearly evenly split between economic immigrants, refugees, and
immigrants sponsored by families.

30%
Economic Immigrants
Immigrants Sponsored by Family
Refugees
Other Immigrants
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D.4 Financial Characteristics
Annual Income

Unemployment Rate

The average household size in the study area is 2.05 people,
making families of two the best representation of the average
family in the area. In 2015, the Low Income Cut-Off (LICO) before
tax was set as $23,983 for a family of two. The median and
average income for each Census Tract are above the LICO for
families of two. However, it is also shown by the graphs that there
are many households in all Census Tracts that are earning less
than $20,000 per year, indicating that there is a strong presence
of low-income residents in the area. Notably, Census Tract 29 has
an overwhelmingly high number of households earning lower
than $5,000 annually. Nineteen percent of the households in
Census Tract 29 have below $5,000 yearly incomes. The strong
presence of low-income earners is presumably related to the fact
that the University of Windsor is located within the boundary
of Census Tract 29, and university students tend to have little
to no income. On the other hand, there are some high-income
households living in the study area as well, with all but Census
Tract 27 having residents reporting household income being over
$200,000 and above.

Other than Census Tract 27, each Census Tract in the study area
consists of an unemployment rate higher than that of the City
as a whole. The unemployment rate of the City of Windsor has
been determined to be 7.7%. In comparison, Census Tract 27 has
a slightly lower rate of 7.4%. About 24.8% of the population aged
15 years and above living in Census Tract 29 is unemployed, and
the unemployment rate for this Census Tract is over three times
as high as the entire City’s figure. Census Tract 30 and Census
Tract 31’s unemployment rates are 13.7% and 10.9%, respectively.

Work Activity in the Study Area

Work Activity in Windsor

Work Activity
Sixty-four percent of the study area residents aged 15 years and
over worked part-time, which is higher than the entire City’s
49%. Every Census Tract in the study area has a higher proportion
of when being compared to the City. Particularly, 76% of the
population residing in Census Tract 29 have part-time positions.
It is very likely that the uniqueness of Census Tract 29 is again
connected to its large student population.

36%
51%

49%

64%

Worked Full Year; Full Time

Worked Full Year; Full Time

Worked Part Year and/or Part Time

Worked Part Year and/or Part Time
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Income Level ($)

Windsor Private Household Income in 2015
Under $5,000
$5,000 to $9,999
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,999
$40,000 to $44,999
$45,000 to $49,999
$50,000 to $59,999
$60,000 to $69,999
$70,000 to $79,999
$80,000 to $89,999
$90,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $199,999
$200,000 and Over

Windsor:
Average Income:
$ 103,128
Median Income:
$ 84,552
Unemployment Rate:
7.7%
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Percentage of Household (%)

Income Level ($)

CT 27 Private Household Income in 2015
Under $5,000
$5,000 to $9,999
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,999
$40,000 to $44,999
$45,000 to $49,999
$50,000 to $59,999
$60,000 to $69,999
$70,000 to $79,999
$80,000 to $89,999
$90,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $199,999
$200,000 and Over

CT 27:
Average Income:
$ 63,782
Median Income:
$ 53,760
Unemployment Rate:
7.4%
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Income Level ($)

CT 29 Private Household Income in 2015
Under $5,000
$5,000 to $9,999
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,999
$40,000 to $44,999
$45,000 to $49,999
$50,000 to $59,999
$60,000 to $69,999
$70,000 to $79,999
$80,000 to $89,999
$90,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $199,999
$200,000 and Over

CT 29:
Average Income:
$ 40,836
Median Income:
$ 34,112
Unemployment Rate:
24.8%

0

4

8

12
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Income Level ($)

CT 30 Private Household Income in 2015

Under $5,000
$5,000 to $9,999
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,999
$40,000 to $44,999
$45,000 to $49,999
$50,000 to $59,999
$60,000 to $69,999
$70,000 to $79,999
$80,000 to $89,999
$90,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $199,999
$200,000 and Over

CT 30:
Average Income:
$ 51,045
Median Income:
$ 44,544
Unemployment Rate:
13.7%
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Income Level ($)

CT 31 Private Household Income in 2015

Under $5,000
$5,000 to $9,999
$10,000 to $14,999
$15,000 to $19,999
$20,000 to $24,999
$25,000 to $29,999
$30,000 to $34,999
$35,000 to $39,999
$40,000 to $44,999
$45,000 to $49,999
$50,000 to $59,999
$60,000 to $69,999
$70,000 to $79,999
$80,000 to $89,999
$90,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $199,999
$200,000 and Over

CT 31:
Average Income:
$ 70,027
Median Income:
$ 52,160
Unemployment Rate:
10.9%

0

4

8

12

Percentage of Household (%)

City Council Meeting - February 1, 2021
Page 231 of 458

16

20

University Avenue West and Wyandotte Street West Community Improvement Plan - Background Report

25

Occupation

Industry

Residents of the study area are employed in a variety of
professions. No occupation, in particular, dominates with over
50% of workers employed in that field; however, sales and
services is consistently the most common profession across all
Census Tracts. The figure is also consistent with that of the City
since the largest percentage of Windsor residents work as sales
and services representatives.

Residents of the study area also work in a variety of industries.
Similar to the occupations, no sector, in particular, dominates
with over 50% of workers employed in that industry; on the
other hand, manufacturing is the largest industry across three
Census Tracts. The figure is also consistent with that of the
City as a whole as the largest percentage of residents work in
the manufacturing sector. As a result of the presence of the
University of Windsor, the largest proportion of the population
aged 15 years and above are employed by the education services
sector in Census Tract 29.

The fields of education, law, social, community and government
services, business, finance and administration, trade, transport,
equipment operating and related fields, and manufacturing and
utilities are also significant employers, as each field takes up 11%
of the population living in the study area. Specifically, trades,
transport and equipment operators, and related occupations
and occupations in manufacturing and utilities each make up
15% of all residents aged 15 years and over in Census Tract
27. Census Tract 29 contains a high proportion of people with
occupations in education, law and social, and community and
government services as 17% of the local population are employed
in this occupational classification. In Census Tract 30, the fields
of business, finance and administration and education, law and
social, community and government services each employ 12%
of the residents. While 14% of the individuals residing in Census
Tract 31 are employed in the business, finance and administration
occupations, there are 13% of the people that have trades,
transport and equipment operating, and related occupations.
The fields of natural and applied sciences and related fields,
management, and health consists of different levels of
employment, ranging from 1% to 12% across the Census Tracts.
Lastly, 6% of study area residents have reported having
occupations that do not fall within one of the other ten
categories. Unfortunately, there is no other source of information
that indicates what professions these residents are employed.

The administrative and support, waste management, and
remediation services industry, accommodation and food services
sector, retail trade industry, and health care and social assistance
sector are some other common industries in the study area. In
particular, the retail trade industry makes up 12% of Census Tract
27’s employment base. Fourteen percent of the local population
work in the administrative and support, waste management
and remediation services sector in Census Tract 29. Census
Tract 30 contains high percentages of residents working in the
administrative and support, waste management, and remediation
services sector and accommodation and food industry, as each
sector takes up 11% of the total Census Tract population. The
health care and social assistance sector is the second biggest
industry in Census Tract 31, as 14% of residents work in that
sector.
Finally, 6% of the study area residents have reported to be
working in sectors other than the listed twenty industry
classifications. Unfortunately, there is no other data available to
suggest what sectors these residents are employed.
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Total Labour Force Population Aged 15 and Over by Occupation in the Study Area
Sales and Services Occupations
Occupations in Edu; Law and Social; Community and Gov Services
Business; Finance and Administration Occupations
Trades; Transport and Equiptment Operators and Related Occupations
Occupations in Manufacturing and Utilities
Natural and Applied Sciences and Related Occupations
Occupation Not Applicable
Management Occupations
Health Occupations
Occupations in Art; Culture; Recreation and Sport
Natural Resources; Agricultural and Relation Production Occupations

0

7%

14%

21%

28%

35%

28%

35%

Total Labour Force Population Aged 15 and Over by Occupation in Windsor
Sales and Services Occupations
Trades; Transport and Equiptment Operators and Related Occupations
Business; Finance and Administration Occupations
Occupations in Manufacturing and Utilities
Occupations in Edu; Law and Social; Community and Gov Services
Health Occupations
Management Occupations
Natural and Applied Sciences and Related Occupations
Occupation Not Applicable
Occupations in Art; Culture; Recreation and Sport
Natural Resources; Agricultural and Relation Production Occupations

0

7%

14%

21%

Total Labour Force Population Aged 15 and Over by Industry in the Study Area
Manufacturing
Administrative and Support; Waste Management and Remediation Services
Educational Services
Accommodation and Food Services
Retail Trade
Health Care and Social Assistance
Industry Not Applicable
Professional; Scientific and Technical Services
Other Services (Except Public Administration)
Arts; Entertainment and Recreation
Construction
Transportation and Warehousing
Public Administration
Information and Cultural Industries
Wholesale Trade
Real Estate and Rental and Leasing
Finance and Insurance
Agriculture; Forestry; Fishing and Hunting
Utilities
Mining; Quarrying; and Oil and Gas Extraction
Management of Companies and Enterprises

0

4%

8%

12%

16%

20%

16%

20%

Total Labour Force Population Aged 15 and Over by Industry in Windsor
Manufacturing
Health Care and Social Assistance
Retail Trade
Accommodation and Food Services
Educational Services
Construction
Professional; Scientific and Technical Services
Administrative and Support; Waste Management and Remediation Services
Transportation and Warehousing
Other Services (Except Public Administration)
Public Administration
Finance and Insurance
Industry Not Applicable
Arts; Entertainment and Recreation
Wholesale Trade
Real Estate and Rental and Leasing
Agriculture; Forestry; Fishing and Hunting
Information and Cultural Industries
Utilities
Mining; Quarrying; and Oil and Gas Extraction
Management of Companies and Enterprises

0

4%

8%
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Highest Level of Education Completed by Residents Aged 15
Years and Over in the Study Area

17%

D.5 Education

51%

32%

Highest Level of Education Completed by Residents Aged 15
Years and Over Windsor

In the study area, 51% of the population aged 15 years and
over have some form of completed post-secondary education,
which could be an apprenticeship, trade, college, or university
certificate, diploma, or degree. This figure is identical
51% to that of
the City as a whole. Thirty-two percent of the study area residents
have at least a secondary school diploma or certificate, which is
slightly above Windsor’s 31%. While the study area contains 17%
of individuals without any form of certificate, diploma, or degree,
18% of people residing in the City of Windsor do not have a
certificate, diploma, or degree.
Upon closer examination, education levels in Census Tract 27 and
Census Tract 29 are drastically different from that of the entire
City. Twenty-five percent of the population living in Census Tract
27 are without any certificate, diploma or degree, so the number
is significantly higher than the City’s 18%; Census Tract 29 only
has 7% of people with such education level, which is less than half
of Windsor’s figure. There are 63% of Census Tract 29 residents
who are post-secondary graduates, and this figure is substantially
higher than Windsor’s 51%; on the other hand, only 38% of the
people living in Census Tract 27 have obtained post-secondary
education, which is considerably lower than the City’s average.

18%

51%

31%

No Certificate; Diploma or Degree

Secondary (High) School Diploma or Equivalency Certificate

Postsecondary Certificate; Diploma or Degree
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Private Households by Household Size in the Study Area

6%

7%

D.6 Housing Characteristics

12%

44%

Dwelling Types
Apartments represent the largest group of housing type within
the study area. Apartments in buildings that have five storeys
or more make up 17% of all dwellings, apartments in buildings
under five storeys represent 26% of all homes, and apartments
in duplexes take up 10% of all dwellings, and together they
represent 53% of all housing stock. The second most common
dwellings are single-detached homes, making up 41% of all
homes in the study area. In comparison to the City as a whole,
where single-detached homes represent 68% of all dwellings.
Notably, Census Tract 27 is the only area in which the
percentage of single-detached housing exceeds the proportion
of apartments. Seventy-nine percent of homes in Census Tract
27 are made up of single-detached homes, surpassing the City’s
figure of 68%. As a result of the overwhelmingly strong presence
of single-detached homes, only 19% of the occupied dwellings
are apartments in Census Tract 27. Another distinctive area is
Census Tract 31. Seventy percent of the housing stock are made
up of apartments in Census Tract 31, which is significantly larger
than that of the study area.

31%

Private Households by Household Size in Windsor

9%
29%

Most people in the study area live alone or live with only one
other person, as these two groups represent 75% of private
households. While these two groups also represent the two
most common groups in the City as well, taking up 62% of all
households, the study area still has a far higher proportion of
people living either alone or with only one other person.

14%

15%

33%

1 Person
2 Persons
3 Persons
4 Persons
5 or More Persons
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Occupied Private Dwelling by Structure Type in the Study Area
Single-detached House

26%

Apartment in a Building that has Five or More Storeys
41%
Semi-detached House
Row House
10%
Apartment or Flat in a Duplex
3%

Apartment in a Building that has Fewer than Five Storeys

4%
17%
Occupied Private Dwelling by Structure Type in Windsor
9%
3%

Single-detached House
6%
Apartment in a Building that has Five or More Storeys
4%
Semi-detached House
10%

Row House
Apartment or Flat in a Duplex

68%

Apartment in a Building that has Fewer than Five Storeys

Occupied Private Dwelling by Structure Type in CT 27
11%
Single-detached House
8%

Apartment in a Building that has Five or More Storeys
1%
Semi-detached House
Row House
Apartment or Flat in a Duplex
Apartment in a Building that has Fewer than Five Storeys

79%
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Occupied Private Dwelling by Structure Type in CT 29
Single-detached House
26%
Apartment in a Building that has Five or More Storeys
40%

Semi-detached House
Row House
8%

6%
14%

Apartment or Flat in a Duplex
Apartment in a Building that has Fewer than Five Storeys

5%

Occupied Private Dwelling by Structure Type in CT 30
Single-detached House
30%
37%

Apartment in a Building that has Five or More Storeys
Semi-detached House
Row House

9%

19%

4%

Apartment or Flat in a Duplex
Apartment in a Building that has Fewer than Five Storeys

2%

Occupied Private Dwelling by Structure Type in CT 31
Single-detached House
26%

26%
Apartment in a Building that has Five or More Storeys
Semi-detached House
Row House

15%

Apartment or Flat in a Duplex
Apartment in a Building that has Fewer than Five Storeys

29%

2%1%
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Study Area:
Average Value of Dwelling:
$ 146,598
Average Cost of Monthly Rent:
$ 772

Windsor:
Average Value of Dwelling:
$ 246,465
Average Cost of Monthly Rent:
$ 816

31

Home Ownership
The study area has a relatively high proportion of renters, as
69% of households rent their places of residence. Across the
four Census Tracts, the percentage of households renting their
homes range from 42% to 77%. Three of the Census Tracts have
percentages of renters around 70%, but Census Tract 27 is an
outlier with only 42% of residents renting their homes. The City
as a whole has approximately 28% of the population renting,
making the proportion of renters in the study area considerably
higher than the rest of the City.

Housing Cost
CT 27:
Average Value of Dwelling:
$ 95,674
Average Cost of Monthly Rent:
$ 764

CT 29:
Average Value of Dwelling:
$ 195,128
Average Cost of Monthly Rent:
$ 827

The average value of dwellings within the study area is $146,598,
while the average cost of monthly rent is $772. Across the four
Census Tract, the average value of shelters range from $95,674
to $195,128, and the average costs of monthly rent range from
$725 to $827. The highest cost for monthly rent appears in the
same Census Tract as the highest value of homes. However, the
correlation does not hold for the lowest values. While Census
Tract 27 has the lowest average value of shelters of $95,674, the
lowest average cost of monthly rent belongs to Census Tract 31,
with a value of $725. Compared to the City as a whole, where the
average value of homes is $246,465 and the average monthly rent
is $816, the costs of dwellings within the study area are lower.

CT 30:
Average Value of Dwelling:
$ 122,802
Average Cost of Monthly Rent:
$ 772

CT 31:
Average Value of Dwelling:
$ 172,786
Average Cost of Monthly Rent:
$ 725
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Private Households by Tenure in the Study Area
Owner
Renter
31%

Affordable Housing
Housing is considered affordable if less than 30% of total
household income is devoted to paying for the cost of housing.
The term is not limited to renters, as it can apply to homeowners
who are paying for mortgages or other fees. Affordable housing
does not necessarily mean that the residents are living in social or
subsided housing, rather that they can afford the cost of housing
without putting an unreasonable strain on their private finances.
In the study area, 44% of total households are spending 30%
or more of income on shelter costs. Of the residents in each
Census Tract, two-thirds to over half are living in conditions that
are deemed unaffordable. As a whole, 22% of Windsor residents
live in homes that are not affordable, meaning that each Census
Tract has a higher percentage of residents living in unaffordable
housings.

69%

Private Households by Tenure in Windsor
Owner
Renter
28%

72%

Affordable Housing in the Study Area

Affordable Housing in Windsor

22%
44%
56%
78%

Spending Less than 30% of Income on Shelter Costs

Spending Less than 30% of Income on Shelter Costs

Spending 30% or More of Income on Shelter Costs

Spending 30% or More of Income on Shelter Costs
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D.7 Transportation Characteristics
A Note on Data Collection

Active and Alternative Transportation

Data regarding transportation modes are collected based on the
modes of transportation individuals use to get to and from work.
While this method does provide more consistency with the data,
it assumes that individuals are likely to use their preferred mode
of travel more often and does not present a complete picture
of the study area. In particular, preferred travel modes of nonworking populations such as selected students, unemployed
individuals, or the elderly are not included within the data. Given
that the students especially are a significant population within the
study area, the information on transportation modes may not be
entirely reflective of the entire population.

Active Transportation refers to any mode of travel that involves
physical movement, such as walking or biking, and it is often
promoted as a way to increase physical activities and encourage
more active lifestyles. In the study area, while 11% of people
walk to work regularly, there are only 4% of residents that cycle
to their workplaces. When examined independently, these
figures may seem small. However, when compared to the entire
City, where only 3% of people go to work on foot and 1% of the
population bike to work, the figures of the study area would no
longer be considered small.

Popular Modes of Transportation
The most common mode of commuting is by car, as a total of 66%
of study area residents travel to their places of work by car either
as the driver or passenger. Census Tract 29 is the only area in the
study area, where the proportion of car travellers does not reach
50% of the total population. In comparison, 92% of Windsor’s
population use cars to commute to their places of employment.

Similarly, alternative transportation is any mode of transportation
that does not involve a single car being operated by one person,
thus producing less greenhouse gas per trip. In addition to the
walking and cycling mentioned above, alternative transportation
also includes other modes such as carpooling and taking
public transportation. With higher percentages of people using
alternative transportation as their primary method to get to work,
the study area is more likely to have a more active population
than the less walkable or transit-supportive regions in the rest
of the City. Furthermore, since the residents in the study area
tend to have lower incomes, alternative modes may be their
only option. For example, riding public transits and walking make
up almost half of all travel methods for residents travelling to
and from work in Census Tract 29, an area that is dominated by
students.

Car; Truck; Van - As a Driver
Car; Truck; Van - As a Passenger
Public Transit
Walked
Bicycle
Other Mode
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Main Transportation Mode to Access Employment in the Study
Area

Main Transportation Mode to Access Employment in CT 29
5%

1% 4%
11%

24%
42%
18%
59%
7%

24%

6%
Main Transportation Mode to Access Employment in Windsor
1%1%3%
3%

Main Transportation Mode to Access Employment in CT 30
2%2%

6%

9%

20%
61%
7%
86%

Main Transportation Mode to Access Employment in CT 27
3%

Main Transportation Mode to Access Employment in CT 31
3% 4%

6%

6%

8%

14%

11%

4%

71%

69%
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Section E
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AREA HISTORY & BUILT HERITAGE

E.1 Area History

The study area is the location of significant history
within the Windsor-Essex region, as it’s location along
the Detroit River made it an ideal location for early
inhabitants. The City of Windsor Archeological Master
Plan stipulates “The shoreline comprises the
earliest continuous European settlement in Ontario.
The European influx began in the early 18th century with French settlement that grew up around Fort
Ponchartrain (later Fort Detroit) on the north side of
the river. The south shore, now Windsor, was settled
later in the 18th century by French families from the
St. Lawrence River settlements.” It was the influence
of Fort Detroit that established the Our Lady of Assumption Parish, which built Assumption Church,
Rosary Chapel and Sacristy, and Assumption College.
In addition to the buildings associated with the parish,
a cemetery is also located at Huron Church Road and
Wyandotte Street, and Assumption Park is at Huron
Church Road and University Avenue/Riverside Drive
West.

The area consist of neighbourhoods from two
different former municipalities (Sandwich and
Windsor), as shown above. The municipalities
amalgamated in 1935.
Source: Fire Insurance Map, dated 1920, revised 1924

University Avenue was formerly called London Street
until the 1960’s. (Source: http://swoda.uwindsor.ca/
content/224)
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E.2 Built Heritage
Ten properties along University Avenue West and three properties along Wyandotte Street
West are on the Municipal Heritage Register as designated or listed properties. The are the
following:
Assumption Church
350 Huron Church Rd / University Ave W
Heritage Register: Designated

Rosary Chapel & Sacristy
2735 University Ave W / Huron Church Rd
Heritage Register: Designated

Victoria Manor Apartments
308 Randolph Ave
Heritage Register: Listed

London Apartments
1766 University Ave W.
Heritage Register: Listed
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Church of the Ascension
1385 University Ave W
Heritage Register: Listed

Francis Apartments
1314 University Ave W.
Heritage Register: Listed

S.W.&A. Car Barns
1200-20 University Ave W
Heritage Register: Listed

Clavary United Church/London Street Methodist
1099 University Ave W
Heritage Register: Listed
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Government of Canada Bldg.
1100 University Ave
Heritage Register: Listed

Major John Richardson Library
1495 Wyandotte St W
Heritage Register: Designated

J.E. Benson School
1556 Wyandotte St W
Heritage Register: Listed
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Other Heritage Sites:
Assumption Cemetery
Huron Church Rd / Wyandotte St W
Heritage Register: Listed

Assumption Park
Riverside Dr W / Huron Church Rd / University Ave W
Heritage Register: Designated
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Section F

SWOT Analysis

F.1 Land Use

F.3 Heritage

Strengths
• The study area is a relatively complete area containing retail
and service commercial, residential, recreational, open
space, and institutional uses
• It contains a range of retail and commercial uses that provide
the goods and services needed by residents on a day-to-day
basis
• It has anchor destinations that draw residents to the study
area, including the University of Windsor, a recreational
complex, an out-door swimming pool, and a number of
churches
Weaknesses
• The study area is dominated by businesses that provide
services; consequently, there is a relatively smaller
percentage of shops that sell retail goods
Opportunities
• There is an opportunity for medium and higher density
residential infilling which may help to provide a population
base for increased commercial diversity
Threats
• N/A

Strengths
• Twelve properties designated under the Ontario Heritage Act
• There are several buildings with heritage features and
façades that reflect the historic identity of the area
Weaknesses
• Many properties of historic interest have not been well‐
maintained, or have been modified with non‐ historic
materials
• Signage for a large majority of buildings is contemporary in
style and materials
Opportunities
• There are opportunities to restore some properties of
interest, and ensure continued maintenance and adaptive
reuse of designated properties
Threats
• Lack of appropriate maintenance and restoration threatens
viability of reusing historical properties

F.3 Built Form

F.4 Streetscape

Strengths
• Most buildings appear to be in relatively good physical
condition
Weaknesses
• The overall aesthetic quality and visual impression of
buildings in the study area is poor
• The façades of buildings are generally worn and dated; they
would benefit from façade improvements
Opportunities
• Some buildings may be suitable for redevelopment
• A façade improvement program would promote aesthetic
enhancement
Threats
• The presence of a large number of unappealing structures
may negatively affect the City’s overall image

Strengths
• Wide right-of-way along University Avenue.
• High quality streetscaping along Wyandotte Street West
around the University of Windsor and adjacent commercial
cluster.
Weaknesses
• Streets are solely functional in nature, generally lacking the
consistent pattern of streetscape amenities that help make
streets great public spaces (amenities such as benches, bike
racks, garbage receptacles, pedestrian lighting, and public
art)
Opportunities
• Additional streetscape amenities that facilitate the
engagement of various activities among people should be
introduced
Threats
• N/A
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Section G Transportation & Connectivity
G.1 Road Configuration
Schedule F of the Windsor Official Plan designates the different classes of roads and bikeways.
Within the study area, University Avenue West, Wyandotte Street West and Sunset Avenue
are classified as Class II Arterial Road. Whereas, Campbell Avenue and Crawford Avenue are
classified as Class I Collector Roads.
Street hierarchy states that traffic is amassed through collector roads, channelled to highcapacity arterial roads, then delivered to expressways and provincial highways.

Road Configuration Map
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G.2 Cycling Infrastructure
There are a few areas with available bikeways for the
public access. University Avenue West and California
Avenue both have painted bike lanes, bounded by a solid
white line and the bike symbol. The establishment of
bikeways are essential to promote sustainability and active
transportation.
Wyandotte Street West from Sunset Avenue to Campbell
Avenue is designated as a signed route. Signs are
established throughout the route, informing drivers about
the presence of cyclists on a shared road.
There are two multi-use trails shared amongst pedestrians,
in-line skaters and non-motorized vehicles. One is named
Wellington Rail, which runs between Cameron Avenue and
Wellington Avenue. The other is in Atkinson Park, located
between Rankin Avenue and Bridge Avenue. There are
two main bike parking areas near the study area. One is in
Atkinson Park. The other is in Wilson Park between McEwan
Avenue and McKay Avenue on Wyandotte Street West.
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Section H Water & Sewer Infrastructure
The study area is fully served by water and sewer service.
Combined sewers, that collect surface runoff and sewage together, exist within the study area, however
some blocks have been upgraded with separate storm and sanitary lines (as shown on the map below).
The Campbell/University Combined Sewer Separation and Stormwater Management Strategy Report
was recently completed. The main objective of the Campbell/University Report was to develop
an overall combined sewer separation strategy to achieve a 5 year design level of service. More
information is needed to determine the impacts of future development/redevelopment on stormwater
and sanitary systems.
Any future redevelopment will require a servicing study, a functional design, and capital improvements
to accommodate redevelopment and mitigate any impacts to the existing development. Therefore, in
order to consider the infrastructure needs for future development, a servicing study will be required
following the Sewer Master Plan.
A functional servicing study could be completed Spring 2021. Phase II and Phase III will be coordinated
with the functional servicing study. The City’s 2020’s 8-year capital budget identifies annual funding.
Funding for a servicing study, a functional design, and capital improvements required for future
redevelopment is not within the approved 8-year capital budget.
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Item No. 8.5

Committee Matters: SCM 30/2021

Subject: Close and Convey the North/South Alley Between Blackburn Court and
Huron Church Road - Ward 2 - Applicant: E. Selaya - 3769 Blackburn Court SAA/5612

Moved by: Councillor Morrison
Seconded by: Councillor Holt
Decision Number: DHSC 247 CR608/2020 DHSC 217
I.
THAT the portion of the 3.66 metre wide north/south alley located west of Huron
Church Road abutting properties on the east side of Blackburn Court, and shown
on Drawing No. CC-1738 labelled as Part 1 and Part 2 attached as Appendix “A”,
BE ASSUMED for subsequent closure.
II.

THAT the portion of the 3.66 metre wide north/south alley located west of Huron
Church Road abutting properties on the east side of Blackburn Court, and shown
on Drawing No. CC-1738 labelled as Part 1 and Part 2 attached as Appendix “A”,
BE CLOSED AND CONVEYED in two equal halves to the abutting property
owners, in a manner deemed appropriate by the City Planner, subject to the
following:
a) Easement, subject to their being accepted in the City’s standard form and
in accordance with the City’s standard practice, be granted to:
 Bell Canada, Cogeco Connexion, MNSi and Enwin Utilities Ltd.

III.

THAT Conveyance Cost BE SET as follows:
a) For portions of the alley abutting lands zoned Residential RD1.2: $1.00
plus deed preparation fee and proportionate share of the survey costs as
invoiced to The Corporation of the City of Windsor by an Ontario Land
Surveyor;
b) For portions of the alley abutting lands zoned Commercial CD1.6 or
HCD1.6: $14.00 per square foot without easement and $7.00 per square
foot with easements plus deed preparation fee and proportionate share of
the survey costs as invoiced to The Corporation of the City of Windsor by
an Ontario Land Surveyor.

IV.

THAT the City Planner BE REQUESTED to supply the appropriate legal
description, in accordance with Drawing Number. CC-1738, attached as
Appendix “A”.
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V.
VI.

THAT the City Solicitor BE REQUESTED to prepare the necessary by-law(s).
THAT the Chief Administrative Officer and City Clerk BE AUTHORIZED to sign
all necessary documents approved as to form and content satisfactory to the City
Solicitor.

VII.

THAT the matter BE COMPLETED electronically pursuant to By-law Number
366-2003.Carried.
Councillor Gill voting nay.
Report Number: SCM 337/2020 & S 9/2020
Clerk’s File: SAA2021

Clerk’s Note:
1. The recommendation of the Standing Committee and Administration are the
same.
2. Please refer to Item 11.1 from the Development & Heritage Standing Committee
Meeting held January 11, 2021.
3. To view the stream of this Standing Committee meeting, please refer to:
http://csg001harmony.sliq.net/00310/Harmony/en/PowerBrowser/PowerBrowserV2/20210121/
-1/5215
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Council Report: S 9/2020

Subject: Close and Convey the North/South Alley Between Blackburn
Court and Huron Church Road - Applicant: E. Selaya - 3769 Blackburn
Court - SAA/5612 – Ward 2
Reference:
Date to Council: November 16, 2020
Author: Christopher Aspila MCIP, RPP
Senior Planner - Policy & Special Studies
Email: caspila@citywindsor.ca
Phone: 519-255-6543 x6446
Planning & Building Services
Report Date: February 20, 2020
Clerk’s File #: SAA2020
To: Mayor and Members of City Council

Recommendation:
I.

THAT the portion of the 3.66 metre wide north/south alley located west of Huron
Church Road abutting properties on the east side of Blackburn Court, and shown
on Drawing No. CC-1738 labelled as Part 1 and Part 2 attached as Appendix “A”,
BE ASSUMED for subsequent closure.

II.

THAT the portion of the 3.66 metre wide north/south alley located west of Huron
Church Road abutting properties on the east side of Blackburn Court, and shown
on Drawing No. CC-1738 labelled as Part 1 and Part 2 attached as Appendix “A”,
BE CLOSED AND CONVEYED in two equal halves to the abutting property
owners, in a manner deemed appropriate by the City Planner, subject to the
following:
a) Easement, subject to their being accepted in the City’s standard form and
in accordance with the City’s standard practice, be granted to:
 Bell Canada, Cogeco Connexion, MNSi and Enwin Utilities Ltd.

III.

THAT Conveyance Cost BE SET as follows:
a) For portions of the alley abutting lands zoned Residential RD1.2: $1.00
plus deed preparation fee and proportionate share of the survey costs as
invoiced to The Corporation of the City of Windsor by an Ontario Land
Surveyor;
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b) For portions of the alley abutting lands zoned Commercial CD1.6 or
HCD1.6: $14.00 per square foot without easement and $7.00 per square
foot with easements plus deed preparation fee and proportionate share of
the survey costs as invoiced to The Corporation of the City of Windsor by
an Ontario Land Surveyor.
IV.

V.

THAT The City Planner BE REQUESTED to supply the appropriate legal
description, in accordance with Drawing Number. CC-1738, attached as
Appendix “A”.
THAT The City Solicitor BE REQUESTED to prepare the necessary by-law(s).

VI.

THAT The Chief Administrative Officer and City Clerk BE AUTHORIZED to sign
all necessary documents approved as to form and content satisfactory to the City
Solicitor.

VII.

THAT the matter BE COMPLETED electronically pursuant to By-law Number
366-2003.

Executive Summary:
N/A

Background:
Edwin Selaya, owner of the property known as 3769 Blackburn Court, applied to close
that portion of the 3.66 metre wide north/south alley located west of Huron Church Road
abutting properties on the east side of Blackburn Court, shown on Drawing No. CC1738 labelled as Part 1, attached as Appendix “A”.
The north/south alley does not appear to be used and is not accessible by vehicle. The
portion of the alley requested for closure has encroachments. The alley is composed of
mostly grass and contains no municipal sewers or manholes. There are aerial poles and
wires for utilities in the alley.
The applicant wants the alley abutting 3769 Blackburn Court closed so he can expand
the side/rear yard area of his property.
The alley abuts a commercial property known as 1797 Huron Church Road and a
municipally owned property to the north of the commercial property. The owner of 1797
Huron Church has made a written submission, attached as Appendix “F”.

Discussion:
Planning Division’s analysis of the requested alley closure:
The first test is to determine whether the subject alley is dispensable. To make such
determination the guideline attached herein as Appendix “E” would be relevant as
shown below:
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a. Does the subject alley serve commercial properties?
The answer is NO. The commercial property abutting the alley at 1797 Huron
Church Road does not use the alley.
b. Does the subject alley serve properties fronting on heavily traveled streets i.e.
major arterial routes?
The answer is NO. The commercial property abutting the alley at 1797 Huron
Church uses direct property access to Huron Church Road.
c. Does the subject alley contain sewers, and must the alley remain accessible for
servicing?
The answer is NO.
d. Does the subject alley serve as the only vehicular means of access to rear
parking areas and garages where the property has insufficient lot width for a side
drive?
The answer is NO.
e. Does the subject alley contain Fire Department connections that are deemed to
be necessary for firefighting access?
The answer is NO.
Based on the above, the Planning Division deems the subject north/south alley
“dispensable”, and supports the requested closure of Part 1 as shown on drawing CC 1738 and additionally recommends the closure of Part 2 shown on drawing CC -1738
attached as Appendix ‘A’. The conveyance is recommended to go in equal halves to
abutting property owners.

Risk Analysis:
The recommended closure will divest the City of associated liability risks and
maintenance costs. The recommended closure poses no known risk to The Corporation
of the City of Windsor.

Financial Matters:
For alleys abutting lands zoned Residential RD1.2, $1.00, plus deed preparation, plus
proportionate survey costs as invoiced to The Corporation of the City of Windsor by an
Ontario Land Surveyor. For alleys abutting lands zoned Commercial CD1.6 or
Commercial Holding Zone HCD1.6, $14.00 per square foot without easements and
$7.00 per square foot with easements, plus proportionate survey costs as invoiced to
The Corporation of the City of Windsor by an Ontario Land Surveyor.

Consultations:
Consultations were held with Municipal Departments and Utility Companies, which
resulted in the information found in attached Appendix “C”.
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There were no objections from the municipal departments and utility companies for the
requested alley closure
Bell Canada, Cogeco Connexion, MNSi and EnWin Utilities Ltd. have requested
easements in the subject area of closure.
Notices of the meetings of the Development & Heritage Standing Committee and
Council are published in the Windsor Star prior to each of the meetings. In addition,
notice of each of the public meetings will be mailed to the abutting/affected property
owners prior to the meetings.

Conclusion:
The Planning Division recommends closure of the portion of the east/west alley shown
as Part 1 and Part 2 on attached Appendix “A”, subject to easements as in
Recommendations II and III of this report, in favour of Bell Canada, Cogeco Connexion,
MNSi and EnWin Utilities Ltd.
The closed portions are to be conveyed to the abutting property owners in equal halves.

Planning Act Matters:
N/A

APPROVALS:
Name

Title

Michael Cooke

Manager of Planning Policy / Deputy City Planner

Thom Hunt

City Planner / Executive Director
Planning & Building

Wira Vendrasco

Deputy City Solicitor

Shelby Askin Hager

City Solicitor and Corporate Leader Economic
Development and Public Safety

Onorio Colucci

Chief Administrative Officer
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NOTIFICATIONS:
Name

Address

Email

Councillor Fabio Costante

City Hall Square W., Suite 220,
Windsor Ontario N9A 6S1

fcostante@citywindsor.ca

Edwin Selaya [Applicant]

3769 Blackburn Court, Windsor
Ontario N9C 2E8

Mark Wynn Sills
Raymond Lemmon
Khahra Real Estate Corp
Facility Management

3777 Blackburn Court, Windsor
Ontario N9C 2E8
3785 Blackburn Court, Windsor
Ontario N9C 2E8
2236 St. Clair Avenue, Windsor
Ontario N9B 3W4
City Hall, Windsor Ontario N9A
6S1

Appendices:
1
2
3
4
5
6

Appendix "A", Drawing No. CC-1738
Appendix “B”- EIS Drawing – Aerial Photo
Appendix “C”- Consultations with Municipal Departments and Utility Companies
Appendix "D"- Site Visit Photos
Appendix “E”- Classification of Alleys and Suitability for Closure
Appendix “F” - Correspondence Received

City Council Meeting - February 1, 2021
Page 257 of 458

Page 5 of 5

City Council Meeting - February 1, 2021
Page 258 of 458

City Council Meeting - February 1, 2021
Page 259 of 458

APPENDIX “C”

CONSULTATIONS

Agency
Fire and Rescue Services
Windsor Police Services
Planning – Landscape Architect
Parks & Facilities
Public Works – Engineering

Public Works – Environmental
Public Works – Transportation
Transit Windsor
Bell Canada
Cogeco Cable Systems Inc.
Canada Post
Rogers Communications
Telus Communications
MNSi
EnWin Utilities – Hydro

Windsor Utilities – Water
Union Gas
Legal Department

SAA/5612
Comments

No objections
The proposed alley closure will have no negative impact on public safety
whatsoever so the Windsor Police Service has no concerns or objections
with the application.
No Objections
No Objections
The subject alley closure is approximately 3.50m (11.50ft) wide, appears
to be untraveled. Operations and Right- of-Way would prefer that the
closer extend to the south end of 1797 Huron Church. There are no
municipal sewers or manholes located within the closure. There appears
to be hydro poles within the closure and an easement will be required for
utilities. There is a shed and fence encroaching within the closure. There
is no driveway access within the closure. This alley appears to serve no
useful purpose by CR146/2005; therefore we have no objections to the
closure of this alley.
No concerns
No objections.
Easement required as per Schedule.
No Concerns
No concerns
TELUS has no infrastructure in the area of your proposed work. Permit
expires six(6) months from approval date
Hydro Engineering
No Objection, however, an easement for the entire alley named to Enwin
Utilities Ltd. is required upon alley closing to accommodate existing
120/240 volt overhead hydro distribution
No Objection
I confirm that Union Gas Limited does not have any facility located
within the proposed alley closing.
For lands abutting RD 1.2 the conveyance price is $1.00. Should any
portion be conveyed to a commercially zoned
parcel (ie 1797 Huron Church Road), the conveyance price is set at
market value as determined by the Manager of
Real Estate Services.

OTHER:
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Appendix ‘D’ – Site Visit Photos

D-1: Looking south at the alley from Blackburn Court (3769 Blackburn Court in background).
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Appendix ‘D’ – Site Visit Photos

D-2: Looking south from fence at north end of the alley.
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Appendix ‘D’ – Site Visit Photos

D-3: Looking west at alley from sidewalk adjacent to north part of parking lot of 1797 Huron Church
Road.
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Appendix ‘D’ – Site Visit Photos

D-4: Looking west at alley from sidewalk adjacent to south part of parking lot of 1797 Huron Church
Road.
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Appendix ‘D’ – Site Visit Photos

D-5: Looking north at southern section of the proposed alley closure from within the alley.
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APPENDIX “E”

Classification of Alleys and Suitability for Closure

SAA 5333

Classification of Public Rights-of-Ways:
Currently streets and alleys fall into four classifications on the basis of their usefulness:
(1)
Alleys that are indispensable. These would be alleys serving commercial properties and
properties fronting on heavily traveled streets i.e. major arterial routes and alleys which contain
sewers and must remain accessible for servicing; alleys or streets which serve as the only
vehicular means of access to rear parking areas and garages where the property has insufficient
lot width for a side drive; and, alleys which contain Fire Department connections that are deemed
to be necessary for firefighting access.
(2)
Alleys that, have some usefulness, are nevertheless dispensable and may or may not be a
complete liability.
(3)
Alleys that appear to serve no useful purpose, either now, or anticipated. Such alleys are
in residential areas and locations where generally the lots are wide enough for side drives, or
those alleys abutting parks and other parcels of land that do not require any servicing from the
alley. Remnant or stub-end streets which are dead-ended and do not serve as access to other
streets.
(4)
Alleys lying in Holding zones and other similar undeveloped areas where the alley
system is clearly obsolete and has never been developed, but where the City needs to keep its
options open until new area plans are prepared and development is imminent.
Suitability for Closing:
Following are the criteria and suitability for closing alleys in each of the above classifications.


Indispensable alleys should not be closed, conveyed, reduced or otherwise jeopardized
through minority interests unless a suitable substitute alley is opened in lieu thereof.
They are essential from the viewpoint of fire protection, police protection, emergency
services (i.e. ambulance) and loading or unloading of goods, refuse collection, servicing
of blocked sewers and utility services. Without such alleys, the above noted services
would at least be more costly if not impossible to complete or adequately access; and
would noticeably interfere with street traffic, thereby reducing the access capacity of the
adjacent arterial, collector, or street for business.
 Alleys having some usefulness should be considered for closing only upon request of
abutting owners rather than by encouragement of the City.
 Alleys that serve no useful purpose should be closed if at all possible, and in fact the
owners abutting thereon should be encouraged to accept conveyance.
 Alleys that are clearly obsolete should not be closed unless there is a municipal need or
specific development proposals acceptable to the City are submitted.
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Appendix “F” – Correspondence Received
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Item No. 8.6

Committee Matters: SCM 31/2021

Subject: Close and Convey Part of the East/West Alley Between Matthew Brady
Boulevard and St. Paul Avenue, North of St. Rose Avenue - SAA/5947 - Applicant:
P. Thwaites - Ward 6

Moved by: Councillor Morrison
Seconded by: Councillor Sleiman
Decision Number: DHSC 248
I.
THAT the 4.86 metre wide east/west alley between Matthew Brady Boulevard
and St. Paul Avenue, north of St. Rose Avenue, and shown as “Part 1” and “Part
2” on Drawing No. CC-1767 attached as Appendix ‘A’, BE ASSUMED for
subsequent closure;
II.

THAT the 4.86 metre wide east/west alley between Matthew Brady Boulevard
and St. Paul Avenue, north of St. Rose Avenue, and shown as “Part 1” on
Drawing No. CC-1767 attached as Appendix ‘A’, BE CLOSED AND CONVEYED
to the owner of 7730 St. Rose Avenue, and adjusted as necessary by the City
Planner;

III.

THAT Conveyance Cost BE SET as follows:
a. For alley abutting lands zoned Residential RD1.2: $1.00 plus deed
preparation fee and proportionate share of the survey cost as invoiced to
The Corporation of the City of Windsor by an Ontario Land Surveyor;

IV.

THAT the 4.86 metre wide east/west alley between Matthew Brady Boulevard
and St. Paul Avenue, north of St. Rose Avenue, and shown as “Part 2” on
Drawing No. CC-1767 attached as Appendix ‘A’, BE CLOSED AND CONVEYED
to the abutting property owners in equal halves along the centre line of the alley,
and adjusted as necessary by the City Planner;

V.

THAT Conveyance Cost BE SET as follows:
a. For alley abutting lands zoned Residential RD1.2: $1.00 plus deed
preparation fee and proportionate share of the survey cost as invoiced to
The Corporation of the City of Windsor by an Ontario Land Surveyor;

VI.

THAT the City Planner BE REQUESTED to supply the appropriate legal
description, in accordance with Drawing Number. CC-1767, attached as
Appendix ‘A’;
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VII.

THAT the City Solicitor BE REQUESTED to prepare the necessary by-law(s);

VIII.

THAT the Chief Administrative Officer and City Clerk BE AUTHORIZED to sign
all necessary documents approved as to form and content satisfactory to the City
Solicitor; and,

IX.

THAT the matter BE COMPLETED electronically pursuant to By-law Number
366-2003.
Carried.
Report Number: S 180/2020
Clerk’s File: SAA2021

Clerk’s Note:
1. The recommendation of the Standing Committee and Administration are the
same.
2. Please refer to Item 11.3 from the Development & Heritage Standing Committee
Meeting held January 11, 2021.
3. To view the stream of this Standing Committee Meeting, please refer to:
http://csg001harmony.sliq.net/00310/Harmony/en/PowerBrowser/PowerBrowserV2/20210121/
-1/5215
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Council Report: S 180/2020

Subject: Close and Convey Part of the East/West Alley Between
Matthew Brady Boulevard and St. Paul Avenue, North of St. Rose
Avenue - SAA/5947 - Applicant: P. Thwaites - Ward 6
Reference:
Date to Council: January 11, 2021
Author: Christopher Aspila MCIP, RPP
Senior Planner - Policy & Special Studies
Phone: 519-255-6543 x6446
Email: caspila@citywindsor.ca
Planning & Building Services
Report Date: November 30, 2020
Clerk’s File #: SAA2020
To: Mayor and Members of City Council

Recommendation:
I.

THAT the 4.86 metre wide east/west alley between Matthew Brady Boulevard
and St. Paul Avenue, north of St. Rose Avenue, and shown as “Part 1” and “Part
2” on Drawing No. CC-1767 attached as Appendix ‘A’, BE ASSUMED for
subsequent closure;

II.

THAT the 4.86 metre wide east/west alley between Matthew Brady Boulevard
and St. Paul Avenue, north of St. Rose Avenue, and shown as “Part 1” on
Drawing No. CC-1767 attached as Appendix ‘A’, BE CLOSED AND CONVEYED
to the owner of 7730 St. Rose Avenue, and adjusted as necessary by the City
Planner;

III.

THAT Conveyance Cost BE SET as follows:
a. For alley abutting lands zoned Residential RD1.2: $1.00 plus deed
preparation fee and proportionate share of the survey cost as invoiced to
The Corporation of the City of Windsor by an Ontario Land Surveyor;

IV.

THAT the 4.86 metre wide east/west alley between Matthew Brady Boulevard
and St. Paul Avenue, north of St. Rose Avenue, and shown as “Part 2” on
Drawing No. CC-1767 attached as Appendix ‘A’, BE CLOSED AND CONVEYED
to the abutting property owners in equal halves along the centre line of the alley,
and adjusted as necessary by the City Planner;
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V.

THAT Conveyance Cost BE SET as follows:
a. For alley abutting lands zoned Residential RD1.2: $1.00 plus deed
preparation fee and proportionate share of the survey cost as invoiced to
The Corporation of the City of Windsor by an Ontario Land Surveyor;

VI.

THAT The City Planner BE REQUESTED to supply the appropriate legal
description, in accordance with Drawing Number. CC-1767, attached as
Appendix ‘A’;

VII.

THAT The City Solicitor BE REQUESTED to prepare the necessary by-law(s);

VIII.

THAT The Chief Administrative Officer and City Clerk BE AUTHORIZED to sign
all necessary documents approved as to form and content satisfactory to the City
Solicitor; and,

IX.

THAT the matter BE COMPLETED electronically pursuant to By-law Number
366-2003.

Executive Summary:
N/A.

Background:
Peter Thwaites, owner of the property known as 7730 St. Rose Avenue, applied to close
a portion of the 4.86 metre wide east/west alley between Matthew Brady Boulevard and
St. Paul Avenue, north of St. Rose Avenue as shown as “Part 1” on Drawing No. CC 1767, attached as Appendix ‘A’.

The portion of the alley proposed for closure is grass covered and is located between
two properties owned by Mr. Thwaites abutting the north and south sides of “Part 1”.
There are no sewers, manholes or catchbasins located in the requested alley closure.
There is no utility infrastructure located in the alley, hence an easement is not requi red.
Encroaching fences prevent vehicular access to this portion of alley.

Discussion:
Planning Department’s analysis of the requested alley closures:
The first test is to determine whether the subject alley is dispensable. To make such
determination the guideline attached herein as Appendix ‘E’ would be relevant as shown
below:
a. Does the subject alley serve commercial properties?
The answer is NO.
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b. Does the subject alley serve properties fronting on heavily traveled streets i.e.
major arterial routes?
The answer is NO.
c. Does the subject alley contain sewers, and must the alley remain accessible for
servicing?
The answer is NO.
d. Does the subject alley serve as the only vehicular means of access to rear
parking areas and garages where the property has insufficient lot width for a side
drive?
The answer is NO.
e. Does the subject alley contain Fire Department connections that are deemed to
be necessary for firefighting access?
The answer is NO.
Based on the above, the Planning Division deems the subject north/south alley
“dispensable”, and supports the requested closure.
In addition to the requested alley closure, Planning and Public Works - Engineering
recommend the closure of the portion of the alley shown as “Part 2” on Drawing No.
CC-1767 attached as Appendix ‘A’ between Matthew Brady Boulevard and “Part 1”,
abutting 7720 St. Rose Avenue and 884 Matthew Brady Boulevard. The “Part 2” portion
is also deemed dispensable using the same criteria applied to “Part 1”.

Risk Analysis:
The recommended closure will divest the City of associated liability risks and
maintenance costs. The recommended closure poses no known risk to The Corporation
of the City of Windsor.

Climate Change Risks
Climate Change Mitigation:
N/A.
Climate Change Adaptation:
N/A.

Financial Matters:
For alleys abutting lands zoned Residential RD1.2: $1.00 plus deed preparation fee and
proportionate share of the survey cost as invoiced to The Corporation of the City of
Windsor by an Ontario Land Surveyor.
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Consultations:
Consultations were held with Municipal Departments and Utility Companies, which
resulted in the information found in attached Appendix ‘C’.
There were no objections from the municipal departments and utility companies for the
requested alley closure.
Notices of the meetings of the Development & Heritage Standing Committee and
Council are published in the Windsor Star prior to each of the meetings. In addition,
notice of each of the public meetings will be mailed to the abutting/affected property
owners prior to the meetings.

Conclusion:
The Planning Division recommends closure of the portions of the east/west alley shown
as “Part 1” and “Part 2” on attached Appendix ‘A’.
The closed portion of “Part 1” is to be conveyed to the owner of 7730 St. Rose Avenue
as in Recommendation II of this report. The closed portion of “Part 2” is to be conveyed
in equal halves to the abutting property owners as in Recommendation IV of this report.

Planning Act Matters:
N/A.

Approvals:
Name
Michael Cooke

Title
Manager of Planning Policy / Deputy City Planner

Thom Hunt

City Planner / Executive Director Planning &
Building

Wira Vendrasco

Deputy City Solicitor

Shelby Askin Hager

City Solicitor and Corporate Leader Economic
Development and Public Safety

Onorio Colucci

Chief Administrative Officer

Notifications:
Name

Address

Email

Councillor Gignac

City Hall Square W., Suite 220,
Windsor Ontario N9A 6S1

joagignac@citywindsor.ca

Peter Thwaites (Applicant)

7730 St. Rose Avenue, Windsor
Ontario N8S 1Z1
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Name

Address

David Laidlaw

7720 St. Rose Avenue, Windsor
Ontario N8S 1Z1

Gerhard Kaiser

884 Matthew Brady Boulevard,
Windsor Ontario N8S 3J8

Email

Appendices:
1
2
3
4
5

Appendix ‘A’ - Drawing No. CC-1767
Appendix ‘B’ - Aerial Photo
Appendix ‘C’ - Consultations
Appendix ‘D’ - Site Visit Photos
Appendix ‘E’ - Classification of Alleys
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Appendix ‘A’ – Drawing No. CC-1767
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Appendix ‘B’ – Aerial Photo
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Appendix ‘C’ – Consultations Table
Agency

SAA/5947
Comments

Fire and Rescue Services

No concerns from WFRS. John Lee Chief Fire Prevention
Officer

Windsor Police Services

The Windsor Police Service has no concerns or objections
with this application. This is a rather unique situation in terms
of the placement and orientation of the subject alley and the
proposed closure will not negatively impact police response
or service delivery to the affected area in any way.

Planning – Landscape Architect

No objection from a Landscape Architectural perspective.

Parks & Facilities

No objection from a Parks perspective.

Public Works – Engineering

The subject alley closure is approximately 4.86m (16ft) wide,
and is composed of grass. There are no hydro poles, guywires, or overhead wires located in the alley. There are no
sewers, manholes, or catchbasins located in the alley closure.
It is requested by Public Works that the segment of the alley
to the west of the requested alley closure be closed as well
(i.e. from Matthew Brady Blvd to the property line of 7730 St.
Rose Ave). There appears to be multiple encroachments from
7720 St. Rose Avenue and the driveway approach for 844
Matthew Brady within the additional requested closure. The
subject alley appears to serve no useful purpose by
CR146/2005; therefore, we have no objections to the closure
of this alley.

Public Works – Environmental

No concerns from Environmental Services.

Public Works – Transportation

Alley is obstructed at the west end, as well as at the rear of
959 St. Paul Ave. Alley is not used for pedestrian or vehicular
access. No objections to close the portion of the alley shown.
Mike Spagnuolo – Traffic Operations.

Transit Windsor

No comments received.

Bell Canada

No comments received.

Cogeco Cable Systems Inc.

No comments received.

Canada Post

Canada Post has no comments for the attached application.

Rogers Communications

No comments received.

Telus Communications

No comments received.

MNSi

No comments received.
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EnWin Utilities – Hydro

No comments received.

Windsor Utilities – Water

No comments received.

Union Gas

No comments received.

Legal Department

For lands abutting properties zoned RD1.2, $1.00 plus deed
preparation fee and proportionate share of the survey cost as
invoiced to The Corporation of the City of Windsor by an
Ontario Land Surveyor.

OTHER:
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Appendix ‘D’ – Site Visit Photos

1. Looking east towards alley from Matthew Brady Boulevard.
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2. Looking west down open alley from St. Paul Avenue.
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3. Looking northwest from end of open alley abutting 7730 St. Rose Avenue.
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Appendix ‘E’

Classification of Alleys and Suitability for Closure

SAA/5947

Classification of Public Rights-of-Ways:
Currently streets and alleys fall into four classifications on the basis of their usefulness:

(1)
Alleys that are indispensable. These would be alleys serving commercial properties and
properties fronting on heavily traveled streets i.e. major arterial routes and alleys which contain
sewers and must remain accessible for servicing; alleys or streets which serve as the only
vehicular means of access to rear parking areas and garages where the property has insufficient
lot width for a side drive; and, alleys which contain Fire Department connections that are deemed
to be necessary for firefighting access.
(2)
Alleys that, have some usefulness, are nevertheless dispensable and may or may not be a
complete liability.
(3)
Alleys that appear to serve no useful purpose, either now, or anticipated. Such alleys are
in residential areas and locations where generally the lots are wide enough for side drives, or
those alleys abutting parks and other parcels of land that do not require any servicing from the
alley. Remnant or stub-end streets which are dead-ended and do not serve as access to other
streets.
(4)
Alleys lying in Holding zones and other similar undeveloped areas where the alley
system is clearly obsolete and has never been developed, but where the City needs to keep its
options open until new area plans are prepared and development is imminent.
Suitability for Closing:
Following are the criteria and suitability for closing alleys in each of the above classifications.


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



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



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



Alleys that are clearly obsolete should not be closed unless there is a municipal need or
specific development proposals acceptable to the City are submitted.
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Item No. 8.7

Committee Matters: SCM 32/2021

Subject: Brownfield Redevelopment Community Improvement Plan (CIP)
application submitted by AIPL Canada Holdings Inc for 1200-1220 University
Avenue West (Ward 3)

Moved by: Councillor Holt
Seconded by: Councillor Sleiman
Decision Number: DHSC 249
I. THAT the request made by 2605385 Ontario Inc. on behalf of the property owner (i.e.
AIPL Canada Holdings Inc.) to participate in the Feasibility Study Grant Program BE
APPROVED for the completion of the proposed structural feasibility study for the
building located at 1200-1220 University Avenue West pursuant to the City of Windsor
Brownfield Redevelopment Community Improvement Plan; and,
II. THAT the City Treasurer BE AUTHORIZED to issue payment up to a maximum of
$7,500 based upon the completion and submission of a structural feasibility study
completed in a form acceptable to the City Planner and City Solicitor.
Carried.
Report Number: S 181/2020
Clerk’s File: Z/8955

Clerk’s Note:
1. The recommendation of the Standing Committee and Administration are the
same.
2. Please refer to Item 11.4 from the Development & Heritage Standing Committee
Meeting held January 11, 2021.
3. To view the stream of this Standing Committee Meeting, please refer to:
http://csg001harmony.sliq.net/00310/Harmony/en/PowerBrowser/PowerBrowserV2/20210121/
-1/5215
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Council Report: S 181/2020

Subject: Brownfield Redevelopment Community Improvement Plan
(CIP) application submitted by AIPL Canada Holdings Inc for 1200-1220
University Avenue West (Ward 3)
Reference:
Date to Council: January 11, 2021
Author: Greg Atkinson, Senior Planner
519-255-6543 ext. 6582
gatkinson@citywindsor.ca
Planning & Building Services
Report Date: December 2, 2020
Clerk’s File #: Z/8955
To: Mayor and Members of City Council

Recommendation:
I.

THAT the request made by 2605385 Ontario Inc. on behalf of the property owner
(i.e. AIPL Canada Holdings Inc.) to participate in the Feasibility Study Grant
Program BE APPROVED for the completion of the proposed structural feasibility
study for the building located at 1200-1220 University Avenue West pursuant to
the City of Windsor Brownfield Redevelopment Community Improvement Plan;
and,

II.

THAT the City Treasurer BE AUTHORIZED to issue payment up to a maximum
of $7,500 based upon the completion and submission of a structural feasibility
study completed in a form acceptable to the City Planner and City Solicitor.

Executive Summary:
N/A

Background:
Brownfield Redevelopment Community Improvement Plan (CIP)
Brownfield sites are properties that may be contaminated due to previous industrial or
commercial uses such as a manufacturing facility or gas station. City Council approved
a Brownfield Redevelopment CIP at its April 19, 2010 meeting for the purpose of
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encouraging the study, clean-up, and redevelopment of contaminated properties. The
approval of the CIP was the result of nearly five years of study and consultation, which
began in October 2005.
Importance of Brownfield Redevelopment
In 2009 the City’s Planning Department identified 137 brownfield properties (i.e. 226
hectares or 559 acres) that are candidates for redevelopment. While the inventory is
not exhaustive, it illustrates the significance of Windsor’s brownfield stock and the need
to work with land owners to put these properties back into productive use.
Historically, there has been little interest in redeveloping brownfield sites due to the
uncertainty surrounding the extent of contamination and the potential cost of clean-up.
The Brownfield Redevelopment CIP provides financial incentives to undertake the
necessary studies and remedial work necessary to redevelop brownfield sites and
reduce the potential negative impacts to the City's environment and neighbourhoods.
The benefits associated with brownfield redevelopment go far beyond the boundaries of
the property. For example, they are often strategically located within existing built up
areas of the City where services and other infrastructure, such as roads, schools,
community facilities and public transit are already available, therefore additional
infrastructure costs are not incurred to service these areas. The redevelopment of these
sites also remove the negative stigma often associated with brownfield properties,
which increases the value of the subject property and adjacent properties.
Brownfield sites also represent a significant underutilization of the land base. According
to the National Round Table on the Environment and the Economy (2003), every
hectare redeveloped through a brownfield project saves up to an estimated 4.5 hectares
of greenfield land from being developed (i.e. agricultural land on the edge of the City);
and for every dollar invested in a brownfield redevelopment, it is estimated that $3.80 is
invested in the economy.
Site Background
The property contains two existing buildings: 2,023 square metres (21,780 square feet)
and 750 square metres (8,075 square feet) in size, respectively. The property is
recognized as a cultural heritage resource and is listed on the Windsor Municipal
Heritage Register.
The property was first developed in approximately 1783 as a horse-drawn passenger
carriage operation. The Sandwich, Windsor & Amherstburg (SW&A) Street Railway
(and later Hydro Electric Street Railway) operated at the property from approximately
1890 until 1947 as a trolley car (and bus) storage and maintenance operation. The
SW&A Street Railway was Canada’s first all electric transit system.
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MG Butler operated a hardware and industrial supply operation at 1220 University
Avenue West from approximately 1951 until 2011 (i.e. the building located on the west
side of the property and closet to the street). The building was renovated between 2012
and 2014 with plans for use as a restaurant and greenhouse, which did not materialize.
The building is currently vacant.
An Environmental Site Assessment Grant application under the Brownfield
Redevelopment Community Improvement Plan (CIP) was approved by Council via
CR186/2019 on April 15, 2019. The grant reimburses 50% of cost of Phase 2
Environmental Site Assessment work (e.g. soil and groundwater sampling). A Tax
Assistance and Rehabilitation Grant application under the Brownfield CIP was approved
by Council via CR55/2020 on February 3, 2020. The grants provide tax cancellation
and annual grants to offset costs related to environmental remediation, filing a record of
site condition, site servicing, and development and permit fees.
The subject property is designated ‘Mixed Use’ on Official Plan Schedule D: Land Use
and it is zoned Manufacturing District (MD) 1.1, which permits a range of light industrial,
warehouse, and service commercial uses.
A rezoning application to permit a mixed use redevelopment is scheduled to be
considered by the Development and Heritage Standing Committee on December 14 th.
The corporate directors for 2605385 Ontario Inc. (CIP applicant) are: Shabeg Singh,
Dev Singh, and Sartaj S. Dhillon. The corporate directors for AIPL Canada Holdings
Inc. (property owner) are: Shabeg Singh and Dev Singh.

Discussion:
Feasibility Study Grant Program
The Feasibility Study Grant Program offers a matching grant to property owners of
brownfield sites to conduct studies on the feasibility of rehabilitating and redeveloping
these sites. The program offers 50% of the cost of an eligible feasibly study up to a
maximum grant of $7,500. An eligible feasibility study is proposed that would undertake
a structural analysis of the character defining elements of the Barrel Roof Building (see
Figures 1 and 2) and determine how to retain these elements. The building is proposed
to be reused as residential amenity space for a 133 unit multiple dwelling proposed on
this site.
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Figure 1: Barrel Roof Building (east side)

Figure 2: Barrel Roof Building (west side)

CIP Goals
City staff is supportive of the application as it meets all of the eligibility requirements
specified within the Brownfield Redevelopment CIP. The proposed study of the subject
site also supports the following CIP goals:
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To promote the remediation, rehabilitation, adaptive re-use and redevelopment of
brownfield sites throughout the City of Windsor in a fiscally responsible and
sustainable manner over the long term;



Improve the physical and visual quality of brownfield sites;



Improve environmental health and public safety;



Provide opportunities for new housing, employment uses, and commercial uses;



Increase tax assessment and property tax revenues;



Promote Smart Growth, including the reduction of urban sprawl and its related
costs;



Increase community awareness of the economic, environmental and social
benefits of brownfield redevelopment; and



Utilize public sector investment to leverage significant private sector investment in
brownfield remediation, rehabilitation, adaptive re-use, and redevelopment.

Policy Support
The study of brownfield sites to support clean up and redevelopment is supported by
policies within the 2020 Provincial Policy Statement, the City’s Official Plan and the
City’s Environmental Master Plan.

Risk Analysis:
As with all brownfield sites, there is a degree of risk associated related to the potential
presence of contamination and derelict conditions, which affect surrounding properties.
In this case there is also a risk of the building failing which poses a safety risk and may
result in necessary demolition. The proposed study will assist in mitigating these risks.
The City would retain a copy of the study for future reference.

Climate Change Risks
Climate Change Mitigation:
While the new building details are not currently available, the proposed brownfield
redevelopment helps to implement Environmental Master Plan Objective C1: Encourage
in-fill and higher density in existing built areas. In particular, the redevelopment would
implement the following actions that fall under Objective C1:
•

Design commercial and residential land use to maximize access to public transit.

•

Support the existing Brownfields Redevelopment Strategy and implement its work
plan.

•

Continue the implementation of community improvement plans to encourage
investment in older neighbourhoods.

•

Monitor the success of the Brownfield Redevelopment Community Improvement
Plan. Focus on beautification and renewal of existing built areas.
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Further, section 1.8.1 (f) of the Provincial Policy Statement, 2020 states:
“Planning authorities shall support energy conservation and efficiency, improved
air quality, reduced greenhouse gas emissions, and preparing for the impacts of
a changing climate through land use and development patterns which promote
design and orientation which maximizes energy efficiency and conservation,
and considers the mitigating effects of vegetation and green infrastructure.”
This policy direction should be addressed as part of the Site Plan Control process.
Climate Change Adaptation:
The new building may be affected by climate change, in particular with respect to
extreme precipitation and an increase in days above 30 degrees. While not the subject
of this report, any new construction would be required to meet the current provisions of
the Building Code, which would be implemented through the building permit process.
The site would also be required to incorporate storm water management best practices.
Any site plan control application will be reviewed for opportunities to enhance resiliency.

Financial Matters:
The cost estimate (excluding HST) for completing the proposed feasibility study is
$16,440. If approved the Feasibility Study Grant program would provide $7,500 to
offset part of the study cost.
Should the actual costs of the study be less than what has been estimated the grant
payments would be based on the lower amount. The grants would be paid out of the
Brownfield Strategy/Remediation Account (project # 7069003), which has a current
uncommitted balance of $604,861.

Consultations:
The development and approval of the Brownfield Redevelopment CIP was subject to
extensive stakeholder and public consultation, which sought input from a wide range of
stakeholders and internal City departments.
Planning staff have consulted with the applicant prior to accepting the application for the
Environmental Study Grant programs. Staff from the Planning, Finance, and Legal
Departments were consulted in the preparation of this report.

Conclusion:
City Staff recommend Council approve the request from 2605385 Ontario Inc. on behalf
of the property owner (i.e. AIPL Canada Holdings Inc.) to participate in the Feasibility
Program. In the opinion of planning staff, the proposed study conforms to the Brownfield
Redevelopment CIP, assists the City in the achievement of a number of the CIP goals,
and exemplifies the purpose of the Feasibility Program.

City Council Meeting - February 1, 2021
Page 289 of 458

Page 6 of 7

Planning Act Matters:
N/A

Approvals:
Name

Title

Michael Cooke

Manager of Planning Policy/Deputy City Planner

Thom Hunt

City Planner

Wira Vendrasco

Deputy City Solicitor

Shelby Askin Hager

City Solicitor

Josie Gualtieri

Financial Planning

Joe Mancina

Chief Financial Officer

Onorio Colucci

Chief Administrative Officer

Notifications:
Name

Address

Email
shabeg@aipl.com
jdee@jgcooke.com

Appendices:
1

Location Map
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Item No. 8.8

Committee Matters: SCM 33/2021

Subject: Brownfield Redevelopment Community Improvement Plan (CIP)
application submitted by Duo Fratres Inc. for 1370 Argyle Road (Ward 4)

Moved by: Councillor Holt
Seconded by: Councillor Morrison
Decision Number: DHSC 250
I. THAT the request made by Duo Fratres Inc. to participate in the Brownfield Tax
Assistance Program BE APPROVED for the proposed remediation and
redevelopment at 1370 Argyle Road for up to 3 years pursuant to the City of
Windsor Brownfield Redevelopment Community Improvement Plan; and,
II. THAT the request made by Duo Fratres Inc. to participate in the Brownfield
Rehabilitation Grant Program BE APPROVED for 70% of the municipal portion of
the tax increment resulting from the proposed redevelopment at 1370 Argyle Road
for up to 10 years or until 100% of the eligible costs are repaid pursuant to the City
of Windsor Brownfield Redevelopment Community Improvement Plan; and,
III. THAT, Administration BE DIRECTED to prepare a tax cancellation by-law to
implement the Brownfield Tax Assistance Program in accordance with the Municipal
Act and that the appropriate information and material be sent to the Minister of
Finance requesting relief from the education portion of the taxes for 1370 Argyle
Road in accordance with the Provincial Brownfield Financial Tax Incentive Program;
and,
IV. THAT, Administration BE DIRECTED to prepare an agreement between Duo Fratres
Inc. and the City to implement the Brownfield Tax Assistance and Rehabilitation
Grant Programs in accordance with all applicable policies, requirements, and
provisions contained within the Brownfield Redevelopment Community Improvement
Plan to the satisfaction of the City Planner as to content, the City Solicitor as to legal
form, and the CFO/City Treasurer as to financial implications; and,
V. THAT the CAO and City Clerk BE AUTHORIZED to sign the Brownfield Tax
Assistance and Rehabilitation Grant Agreements; and,
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VI. THAT the approval to participate in the Brownfield Tax Assistance and Rehabilitation
Grant Programs EXPIRE if the grant agreement is not signed by applicant within one
year following Council approval. The City Planner may extend the deadline for up to
one year upon request from the applicant.
Carried.
Report Number: S 187/2020
Clerk’s File: Z/8955

Clerk’s Note:
1. The recommendation of the Standing Committee and Administration are the
same.
2. Please refer to Item 11.5 from the Development & Heritage Standing Committee
Meeting held January 11, 2021.
3. To view the stream of this Standing Committee Meeting, please refer to:
http://csg001harmony.sliq.net/00310/Harmony/en/PowerBrowser/PowerBrowserV2/20210121/
-1/5215
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Council Report: S 187/2020

Subject: Brownfield Redevelopment Community Improvement Plan
(CIP) application submitted by Duo Fratres Inc. for 1370 Argyle Road
(Ward 4)
Reference:
Date to Council: January 11, 2021
Author: Greg Atkinson, Senior Planner
519-255-6543 ext. 6582
gatkinson@citywindsor.ca
Planning & Building Services
Report Date: December 11, 2020
Clerk’s File #: Z/8955
To: Mayor and Members of City Council

Recommendation:
I.

THAT the request made by Duo Fratres Inc. to participate in the Brownfield Tax
Assistance Program BE APPROVED for the proposed remediation and
redevelopment at 1370 Argyle Road for up to 3 years pursuant to the City of
Windsor Brownfield Redevelopment Community Improvement Plan; and,

II.

THAT the request made by Duo Fratres Inc. to participate in the Brownfield
Rehabilitation Grant Program BE APPROVED for 70% of the municipal portion of
the tax increment resulting from the proposed redevelopment at 1370 Argyle
Road for up to 10 years or until 100% of the eligible costs are repaid pursuant to
the City of Windsor Brownfield Redevelopment Community Improvement Plan;
and,

III.

THAT, Administration BE DIRECTED to prepare a tax cancellation by-law to
implement the Brownfield Tax Assistance Program in accordance with the
Municipal Act and that the appropriate information and material be sent to the
Minister of Finance requesting relief from the education portion of the taxes for
1370 Argyle Road in accordance with the Provincial Brownfield Financial Tax
Incentive Program; and,

IV.

THAT, Administration BE DIRECTED to prepare an agreement between Duo
Fratres Inc. and the City to implement the Brownfield Tax Assistance and
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Rehabilitation Grant Programs in accordance with all applicable policies,
requirements, and provisions contained within the Brownfield Redevelopment
Community Improvement Plan to the satisfaction of the City Planner as to
content, the City Solicitor as to legal form, and the CFO/City Treasurer as to
financial implications; and,
V.

THAT the CAO and City Clerk BE AUTHORIZED to sign the Brownfield Tax
Assistance and Rehabilitation Grant Agreements; and,

VI.

THAT the approval to participate in the Brownfield Tax Assistance and
Rehabilitation Grant Programs EXPIRE if the grant agreement is not signed by
applicant within one year following Council approval. The City Planner may
extend the deadline for up to one year upon request from the applicant.

Executive Summary:
N/A

Background:
Brownfield Redevelopment Community Improvement Plan (CIP)
Brownfield sites are properties that may be contaminated due to previous industrial or
commercial uses such as a manufacturing facility or gas station. City Council approved
a Brownfield Redevelopment CIP at its April 19, 2010 meeting for the purpose of
encouraging the study, clean-up, and redevelopment of contaminated properties. The
approval of the CIP was the result of nearly five years of study and consultation, which
began in October 2005.
Importance of Brownfield Redevelopment
In 2009 the City’s Planning Department identified 137 brownfield properties (i.e. 226
hectares or 559 acres) that are candidates for redevelopment. While the inventory is not
exhaustive, it illustrates the significance of Windsor’s brownfield stock and the need to
work with landowners to put these properties back into productive use.
Historically, there has been little interest in redeveloping brownfield sites due to the
uncertainty surrounding the extent of contamination and the potential cost of clean-up.
The Brownfield Redevelopment CIP provides financial incentives to undertake the
necessary studies and remedial work necessary to redevelop brownfield sites and
reduce the potential negative impacts to the City's environment and neighbourhoods.
The benefits associated with brownfield redevelopment go far beyond the boundaries of
the property. For example, they are often strategically located within existing built up

City Council Meeting - February 1, 2021
Page 295 of 458

Page 2 of 10

areas of the City where services and other infrastructure, such as roads, schools,
community facilities and public transit are already available, therefore additional
infrastructure costs are not incurred to service these areas. The redevelopment of these
sites also remove the negative stigma often associated with brownfield properties,
which increases the value of the subject property and adjacent properties.
Brownfield sites also represent a significant underutilization of the land base. According
to the National Round Table on the Environment and the Economy (2003), every
hectare redeveloped through a brownfield project saves up to an estimated 4.5 hectares
of greenfield land from being developed (i.e. agricultural land on the edge of the City);
and for every dollar invested in a brownfield redevelopment, it is estimated that $3.80 is
invested in the economy.
Site Background
The site is located at 1370 Argyle Road, south of Ottawa Street (see Location Map).
The property is approximately 0.65 hectare in size and is currently vacant. In
September 2018 the majority of the former building was destroyed by fire, with the
exception of the two storey office space fronting on Argyle Road (see Figure 1). The
remaining portion of the building was assessed by a structural engineer in March 2019,
who concluded that the building is not in an immediate state of structural failure and can
be reconstructed/repaired. The property is listed on the Windsor Municipal Heritage
Register.
The building was constructed in c.1944 and occupied by the Aircraft Hydraulic Supplies
company for two years. By 1947, Gelatin Products Company—a manufacturer of soft
gelatin capsule products—which operated under Robert Pauli Scherer’s patent, took
over the premises.
R.P. Scherer invented the rotary die encapsulation process,
revolutionizing the manufacture of soft gelatin capsule in the pharmaceutical industry
with beginnings in Detroit in 1930. From the time of invention to the mid-1970s, the
company became a multinational corporation and held near monopoly of the soft gelatin
global market.
The Argyle Road facility was its Canadian company, which started in 1936 and later
expanded to Argyle Road in 1947, then renamed to R.P. Scherer Ltd of Windsor in
1950. This facility was said to house one of the most modern manufacturing laboratories
in North America. R. P. Scherer Ltd of Windsor was one of the key players that
contributed to and influenced the growth of the local pill production industry in Windsor.
In a Windsor Star article in 1976, Windsor was reported to be the third largest capsule
producer in Canada, and the pharmaceutical and medicine-manufacturing sector
continues to have a presence in Windsor’s economy to this day.
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The 1370 Argyle Road facility remained as a manufacturer of soft gelatin capsules for
health and nutrition industries, under the name of Gelcell Capsules Ltd c.1996 until
2008. The building at 1370 Argyle Road has direct associations with the local
capsule/drug industry and is a representative part of the history of pharmaceutical and
medicine manufacturing industry in Windsor.

Figure 1: Remaining Office Building (January 2019)
The subject property is designated ‘Mixed Use’ on Official Plan Schedule D: Land Use
and it is zoned Manufacturing District (MD) 1.1, which permits a range of light industrial,
warehouse, and service commercial uses.
Council approved applications under the Feasibility Study and Environmental Site
Assessment Grant programs at its August 4, 2020 meeting. This would provide half of
the study costs or up to $7,500 and $24,000 upon completion of the respective studies.
The owner of Duo Fratres Inc. is Pierre and Yves Poirier. They also owns the abutting
mixed use Market Square property located at Walker Road and Ottawa Street.
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Discussion:
Proposed Brownfield Redevelopment
A 3 storey, 81 unit multiple residential dwelling is proposed to be redeveloped on the
subject site. The existing heritage building will be rehabilitated and incorporated into the
redevelopment. The proposal requires a Zoning By-law Amendment and Site Plan
Approval. As part of the required approvals a Record of Site Condition (RSC) must be
filed with the Ministry of the Environment, Conservation and Parks prior to any
residential building permits being issued. A RSC documents the soil and groundwater
quality relative to the prescribed standards for the proposed land uses. The Phase 2
Environmental Site Assessment study completed by the owner indicates remedial work
is required in order to file a RSC.
A remedial work plan prepared by the owner’s environmental consultant proposes to
remove 2,068 cubic metres of contaminated soil and replace it with clean fill. The
estimated cost of the proposed site remediation is $351,200. There are also
approximately $75,000 in development and building permit application fees. The
estimated cost of site development and building construction is $21,000,000.
To offset the eligible costs the owner has applied under the following Brownfield
Redevelopment CIP programs:
Brownfield Property Tax Assistance Program
The Brownfields Property Tax Assistance Program may cancel any increase in
municipal property taxes on a brownfield property for up to three years during
rehabilitation and redevelopment. Through the municipality—property owners may also
apply to the Province for a matching cancellation of any increase in education property
taxes. Under the tax cancellation provision of the Municipal Act (i.e. section 365.1) the
program may continue for up to three years while remediation and redevelopment are
taking place.
The value of tax cancellation must be offset by eligible costs, which are the costs of any
action taken to reduce the concentration of contaminants on, in, or under the property to
permit a RSC to be filed (e.g. Phase II ESA, Risk Assessment, environmental
remediation, placing of clean fill, installing environmental controls, monitoring,
environmental insurance premiums, etc.).
To enact the program, Council must pass a tax cancellation by-law and make
application to the Ministry of Municipal Affairs and Housing (i.e. on behalf of the owner)
for cancellation of the education portion of the tax levy under the Provincial Brownfield
Financial Tax Incentive Program (BFTIP). A tax cancellation agreement between the
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City and the owner is also required, which would cause any tax cancellation be repaid
should a RSC not be filed.
Brownfield Rehabilitation Grant Program
The Brownfield Rehabilitation Grant Program starts after the Brownfield Property Tax
Assistance Program and Provincial BFTIP are complete. The purpose of the program is
to encourage the remediation, rehabilitation and adaptive re-use of brownfield sites by
providing grants to help pay for remediation costs not fully disbursed by the Brownfield
Tax Assistance Program and BFTIP as well as non-environmental rehabilitation costs
normally associated with brownfield site redevelopment (e.g. demolishing buildings,
development application and building permit fees, and upgrading on-site /off-site
infrastructure).
The program offers annual grants funded through the increase in municipal property tax
levy created by the investment for up to 10 years to help offset eligible costs. In total
the Tax Assistance and Rehabilitation Grant programs may offer up to 13 years of taxbased incentives. The annual grants are based on 70% of the difference between the
municipal tax levy at the time of grant issuance and the date of approval to participate in
the program.
Annual grants are only paid out following the filing of a RSC,
reassessment of the property and the payment of the property taxes for the year in
which the grant is to be provided.
The CIP specifies Brownfield Rehabilitation Grants will equal 70% of the municipal
property tax increase for a project that employs standard construction methods and
100% of the municipal property tax increase for projects that achieve any level of
Leadership in Energy and Environmental Design (LEED) certification. Should Council
wish to approve less than the maximum Brownfield Rehabilitation Grant value it would
achieve this by limiting how many years the grant payments would continue (i.e.
between 1 and 10 years). A maximum grant limit may also be imposed by Council.
Brownfield Development Charges Exemption Program
There is no application form for this program, however if approved under the Brownfield
Rehabilitation Grant Program the owner would automatically receive a maximum 60%
reduction in development charges owing in accordance with the Brownfield
Redevelopment CIP and the City’s Development Charges By-law (No. 60-2015).
At the December 7, 2020 meeting, Council approved the 2020 Development Charges
Background Study and proposed by-law. The final by-law is scheduled to be
considered by Council on January 18, 2021. If passed the by-law would provide a full
exemption of development charges payable within the core area, which includes the
subject site.
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CIP Goals
City staff are supportive of the application as it meets all of the eligibility requirements
specified within the Brownfield Redevelopment CIP. The proposed filing of a RSC and
redevelopment of the former industrial property supports the following CIP goals:


To promote the remediation, rehabilitation, adaptive re-use and redevelopment of
brownfield sites throughout the City of Windsor in a fiscally responsible and
sustainable manner over the long term;



Improve the physical and visual quality of brownfield sites;



Improve environmental health and public safety;



Provide opportunities for new housing, employment uses, and commercial uses;



Increase tax assessment and property tax revenues;



Improving the land use compatibility of potential brownfield sites with surrounding
land uses;



Increase community awareness of the economic, environmental and social
benefits of brownfield redevelopment; and



Utilize public sector investment to leverage significant private sector investment in
brownfield remediation, rehabilitation, adaptive re-use, and redevelopment.

Policy Support
The clean up, redevelopment, and intensification of the site is supported by numerous
policies within the 2020 Provincial Policy Statement, the City’s Official Plan, Community
energy plan, and the City’s Environmental Master Pan.

Risk Analysis:
There is little risk associated with the approval of the CIP applications in principle. Staff
resources are required for the upfront administration of the grant programs, finalization
of the legal agreements, and making application to the Province under the BFTIP.
Should Council refuse the request for financial incentives there is a risk of the project
not moving forward. Should the clean up and redevelopment not occur the property
would remain vacant and continue to negatively affect the surrounding properties and
natural environment. If the existing heritage building is not adaptively reused—it risks
deterioration that would lead to demolition.
Approval to participate in the Tax Assistance Program is a prerequisite for participation
in the Provincial Brownfield Financial Tax Incentive Program during the first three years
of the project. Refusing the request to participate in this program would preclude the
leverage of this Provincial tax cancellation.
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Climate Change Risks
Climate Change Mitigation:
The proposed 81 unit multiple residential dwelling implements Environmental Master
Plan Objective C1: Encourage in-fill and higher density in existing built areas. In
particular, the redevelopment would implement the following actions that fall under
Objective C1:
•
•
•
•

Design commercial and residential land use to maximize access to public transit.
Support the existing Brownfields Redevelopment Strategy and implement its work
plan.
Continue the implementation of community improvement plans to encourage
investment in older neighbourhoods.
Monitor the success of the Brownfield Redevelopment Community Improvement
Plan. Focus on beautification and renewal of existing built areas.

Further, section 1.8.1 (f) of the Provincial Policy Statement, 2020 states:
“Planning authorities shall support energy conservation and efficiency, improved
air quality, reduced greenhouse gas emissions, and preparing for the impacts of
a changing climate through land use and development patterns which promote
design and orientation which maximizes energy efficiency and conservation,
and considers the mitigating effects of vegetation and green infrastructure.”
This policy direction should be addressed as part of the Site Plan Control process.
Climate Change Adaptation:
The new building may be affected by climate change, in particular with respect to
extreme precipitation and an increase in days above 30 degrees. While not the subject
of this report, any new construction would be required to meet the current provisions of
the Building Code, which would be implemented through the building permit process.
The site would also be required to incorporate storm water management best practices.
Any site plan control application will be reviewed for opportunities to enhance resiliency.

Financial Matters:
Based on the proposed redevelopment plan submitted by the owner, administration
estimates the post-development property value assessment to be $12,150,000 (the
current assessed value is $163,000). The post-development total annual tax levy (i.e.
municipal and education) is estimated to be $215,745, which is a significant increase
from the current total (pre-development) annual levy of $6,332.93.
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The following is a summary of the maximum potential total grant value based on
standard construction methods:
Feasibility Study Grant
Environmental Study Grant
Tax Assistance Program/BFTIP (Years 1-2)
Brownfield Rehabilitation (Year 3)
Total

$7,500
$24,000
$351,200
$75,000
$457,700

Both the Tax Assistance and Brownfield Redevelopment grants are paid back to the
applicant after redevelopment has occurred and assessed by MPAC and total taxes as
it relates to the redevelopment have been paid to the City in full. The property would
continue to generate $4,295.43 in annual municipal taxes, which would be retained by
the City through out the lifespan of the grant programs. After the grant programs cease
the full amount of increased annual municipal taxes (i.e. $197,155.49) would be
retained by the City in perpetuity.

Consultations:
The development and approval of the Brownfield Redevelopment CIP was subject to
extensive stakeholder and public consultation, which sought input from a wide range of
stakeholders and internal City departments.
Planning staff have consulted with the applicant prior to accepting the Brownfield CIP
applications. Staff from the Planning, Finance, and Legal Departments were consulted
in the preparation of this report.

Conclusion:
Administration recommend Council approve the requests from Duo Fratres Inc..to
participate in the Tax Assistance and Brownfield Rehabilitation Grant Programs and
direct Administration to make application to the Province under the BFTIP program on
the owner’s behalf. The recommended grant package would offset 100% of all eligible
costs under the Brownfield Redevelopment CIP (e.g. environmental remediation and
application fees).
The proposed clean-up and redevelopment of this brownfield site conforms to the
Brownfield Redevelopment CIP; assists the City in the achievement of a number of CIP,
Official Plan, Community Energy Plan, and Environmental Master Pan goals; and
exemplifies the purpose for which the Brownfield Redevelopment Strategy was created.
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Planning Act Matters:
N/A

Approvals:
Name

Title

Michael Cooke

Manager of Planning Policy/Deputy City Planner

Thom Hunt

City Planner

Wira Vendrasco

Deputy City Solicitor

Shelby Askin Hager

City Solicitor

Josie Gualtieri

FPA

Janice Guthrie

Deputy Treasurer

Joe Mancina

Chief Financial Officer

Onorio Colucci

CAO

Notifications:
Name

Address

Email
ppoirier@poirierelectric.com
pbezaire@bezaire.ca

Appendices:
1

Location Map
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Item No. 11.1

Committee Matters: SCM 109/2019

Subject: Zoning By-law Amendment Application for “light repair shop”, “retail”,
and “fitness club” to be permitted on the property known as 400 Erie Street east,
and described as Lots 134 to 136, and Pt. Lot 137, Plan 122. Applicant: Storage
Stop Ltd. (c/o Christine Davison); File No. Z-021/18, ZNG/5692; Ward 3.
Moved by: Councillor Holt
Seconded by: Councillor Kusmierczyk
Decision Number: DHSC 25
I.
THAT an amendment to the Zoning By-law 8600 BE APPROVED to change the
zoning of the land described as Lots 134 to 136, and a part of Lot 137,
Registered Plan 122, located at the southeast corner of Mercer Street and
Brodhead Street, extending to the northeast corner of Erie Street east and
Mercer Street, by adding a site specific holding zoning provision to allow a light
repair shop and a retail store as additional permitted uses on the subject land.
II.

THAT the holding (H) symbol BE REMOVED when the applicant/owner submits
an application to remove the ‘H’ symbol and the following conditions are satisfied:
1) Alley Paving – The owner shall drain, pave, and maintain at their entire
expense, the alley abutting the subject lands. All work shall be to the
satisfaction of the City Engineer.
2) Encroachment Agreement –The owner shall submit application for, and
execute, an agreement with the Corporation for any encroachments into the
public right-of-way to the satisfaction of the City Engineer.

3) Redundant Curb Cuts –The owner shall remove and replace any redundant
curb cut on Mercer Street with full height curb and repair the adjacent
sidewalk to the satisfaction of the City Engineer.
Carried.
Report Number: S 50/2019
Clerk’s File: ZB/13350
Clerk’s Note: The recommendation of the Standing Committee and Administration are
the same.
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Council Report: S 50/2019
Subject: Zoning By-law Amendment Application for “light repair shop”,
“retail”, and “fitness club” to be permitted on the property known as 400
Erie Street east, and described as Lots 134 to 136, and Pt. Lot 137,
Registered Plan 122.
Applicant: Storage Stop Ltd. (c/o Christine Davison);
File No. Z-021/18, ZNG/5692; Ward 3.
Reference:
Date to Council: March 18, 2019
Author: Justina Nwaesei, MCIP, RPP
Planner III - Subdivisions
519-255-6543, ext. 6165
jnwaesei@citywindsor.ca
Planning & Building Services
Report Date: 2/19/2019
Clerk’s File #: ZB/13350
To: Mayor and Members of City Council

Recommendation:
I.

That an amendment to the Zoning By-law 8600 BE APPROVED to change the
zoning of the land described as Lots 134 to 136, and a part of Lot 137,
Registered Plan 122, located at the southeast corner of Mercer Street and
Brodhead Street, extending to the northeast corner of Erie Street east and
Mercer Street, by adding a site specific holding zoning provision to allow a light
repair shop and a retail store as additional permitted uses on the subject land.

II.

That the holding (H) symbol BE REMOVED when the applicant/owner submits
an application to remove the ‘H’ symbol and the following conditions are satisfied:
1) Alley Paving – The owner shall drain, pave, and maintain at their entire
expense, the alley abutting the subject lands. All work shall be to the
satisfaction of the City Engineer.
2) Encroachment Agreement –The owner shall submit application for, and
execute, an agreement with the Corporation for any encroachments into the
public right-of-way to the satisfaction of the City Engineer.
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3) Redundant Curb Cuts –The owner shall remove and replace any redundant
curb cut on Mercer Street with full height curb and repair the adjacent
sidewalk to the satisfaction of the City Engineer.

Executive Summary:
N/A

Background:
1. KEY MAP
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2. APPLICATION INFORMATION
LOCATION: 400 Erie Street East
APPLICANT: STORAGE STOP LTD. (C/O CHRISTINE DAVISON)
AGENT: NONE
REGISTERED OWNER: SAME AS APPLICANT
PROPOSAL: The applicant is requesting an amendment to Zoning By-law 8600 for
the land described as Lot 134 to 136, part of Lot 137, on Registered Plan 122,
located at the southeast corner of the intersection of Mercer St. and Brodhead St.,
extending to the northeast corner of the intersection of Erie St. and Mercer St. The
subject land is designated Mixed Use - Low Profile Area, in the Land Use Schedule
E: City Centre Planning District, Official Plan (OP) Volume 1 and zoned
Manufacturing District 1.4 (MD1.4) by Zoning By-law 8600.
The applicant requests to change the zoning of the subject land by adding sitespecific zoning provision to allow the following uses as additional permitted uses on
the subject land: “light repair garage”, “retail”, and “fitness club”.
NOTE: The applicant owns a vacant land east of abutting north-south alley and has
submitted a rezoning application (file Z-018/2018) for 13 overflow parking spaces
proposed on the vacant land. The proposed overflow parking will serve the
businesses located at 400 Erie St. E.
SUBMISSIONS BY APPLICANT:
 Site Plan, Floor Plan and Survey
 Property deed
3. SITE INFORMATION
OFFICIAL PLAN

ZONING & ZDM

 City Centre Planning District
 Low Profile Mixed Use, Land Use

Manufacturing
MD1.4); ZDM7

FRONTAGE
49.53m (162.5ft) along Brodhead St.
85.42m (280.26ft) along Mercer St.
31.516m (103.4ft) along Erie St. E.

District

CURRENT USE(S) PREVIOUS USE(S)
1.4

Office, Restaurant, Light
Industrial, Warehouse

Office, Industrial Use,
Storage, Parking

DEPTH

AREA

SHAPE

irregular

0.38hectare (0.93acre)

Irregular

Note:
 All measurements are approximate
 The subject land is w ithin the Erie Street – Via Italia Business Improvement Area (BIA)
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4. REZONING MAP
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5. NEIGHBOURHOOD CHARACTERISTICS
NEIGHBOURHOOD MAP
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SURROUNDING LAND USE
North side of Brodhead Street, from Mercer Street going east towards Howard Avenue:
 Brodhead Street right-of-way abuts the subject land on the north side.
 Further north and directly opposite the subject land, there is a storage building at
930 Mercer Street, owned by the Corporation of the City of Windsor.
 Abutting east of 930 Mercer, there is a paved north/south alley.
 Further, east of the n/s alley there is a municipal park (Alton C. Parker Park).
West Side of subject land:
 Mercer Street right-of-way abuts the subject land on the west side.
 Further west, along the west limit of Mercer Street right-of-way, there is an
industrial building located at 370 Erie Street East.
South side of subject land, from Highland Avenue to Mercer Street:
 Erie Street right-of-way abuts the subject land on the south side.
 Further south, along the south limit of Erie Street right-of-way and directly
opposite the subject land, there is a childcare facility known as “New
Beginnings”, located between Mercer Street and Highland Avenue on a property
municipally known as 1015 Highland Avenue.
East side of the subject land heading towards Howard Avenue:
 Long Erie Street East, the subject property flanks two residential buildings (410
and 416 Erie St. E.)
 Abutting east of the subject land, there is a paved north/south alley.
 Along the east limit of the abutting n/s alley there is a vacant residential lot
(owned by the applicant) fronting Brodhead Street.
 Along the east limit of the abutting n/s alley, next south of the vacant lot, there is
a paved east/west alley.
 Further south of the e/w alley and directly south of the vacant lot, there is an
existing paved surface parking lot fronting on Erie Street east.
Attached to this report as Appendix A are site photos taken on January 11, 2019. The
site photos show some of the surrounding land uses and the character of the
neighbourhood.
MUNICIPAL INFRASTRUCTURE
 The City’s records show that the subject land may be serviced by a 375mm brick
combined sewer (a municipal sewer) along Mercer Street.
 There are municipal watermains along Brodhead Street, Mercer Street and Erie
Street rights-of-way.
 There are curbs and gutter along both sides of Brodhead Street, Mercer Street and
Erie Street pavements
 There are paved sidewalks on the south side of Brodhead and on both sides of
Mercer and Erie Street rights-of-way.
 There are overhead pole lines along the Brodhead and Mercer Streets and within
the n/s and e/w alleys in the immediate area.
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There are street lights on all three Streets (Brodhead, Mercer and Erie).
Transit Windsor Buses, Central 3 and Ottawa 4, run east and west bound on Erie
Street East.
Brodhead and Mercer Streets are classified as local roads and
Erie Street is classified as a Class I, collector road.

Discussion:
1. PROVINCIAL POLICY STATEMENT (PPS) 2014
Provincial Policy Statement 2014 (PPS 2014) was issued under section 3 of the
Planning Act and applies to all decisions in respect of the exercise of any authority
that affects a planning matter made on or after April 30, 2014, including this
application.
The Provincial Policy Statement 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.
In making the determination whether the requested Zoning By-law Amendment is
consistent with PPS 2014 the following policy of the PPS 2014 was considered:
1.7

Long-Term Economic Prosperity

1.7.1

Long-term economic prosperity should be supported by:
c. maintaining and, where possible, enhancing the vitality and viability of
downtowns and mainstreets:

Industrial uses historically occupied the building(s) at 400 Erie Street east, but the
property is transitioning into a mix of commercial and industrial uses. The permit
records confirm that commercial and business uses are taking over the building(s)
on the subject land. The proposed additional permitted uses - light repair shop,
retail use, and fitness club on the subject land will enhance the vitality and viability
of Erie Street Business Improvement Area (BIA) and the City Centre.
The subject land has very limited on-site parking and has parking encroachments
along Mercer and Brodhead Streets. Encroachment agreement is required for the
existing parking along Mercer and Brodhead boulevards. There is an existing
surface parking lot with vehicular access from the abutting north south alley along
the east lot line of the subject property. The alley is required to be hard surface and
maintained at the applicant’s expense; therefore, alley paving would be required.
The applicant also proposed additional parking area on a nearby vacant residential
lot, as detailed in Report No. S 44/2019, file number Z-018/18. The off-site parking
proposed on the nearby residential lot will help provide the overflow parking needed
for businesses located at 400 Erie Street East. Therefore, the proposed commercial
uses will be more viable at 400 Erie Street east.

City Council Meeting - February 1, 2021
Page 313 of 458

Page 8 of 14

Based on the analysis provided above, it is my opinion that this zoning by-law
amendment is consistent with the Provincial Policy Statement (PPS) 2014.
2. OFFICIAL PLAN (OP)
The subject land is designated Mixed Use – Low Profile Area in the Land Use
Schedule E: City Centre Planning District, OP. Vol. 1.
In making the determination whether the requested Zoning By-law Amendment
maintains conformity with the City of Windsor Official Plan, I considered the
following policies of the Official Plan, attached as Appendix B to this report:
City Centre Planning District: Objectives (6.11.1), OP Vol.1
CONCENTRATION
OF USES
REUSE
BUILDINGS

OF

6.11.1.1
6.11.1.4

To encourage a concentration ...entertainment and retail
uses ...business headquarters and related offices in the City
Centre.
To promote the conservation and adaptive reuse of
buildings within the City Centre.

The proposed additional permitted uses (“light repair shop”, “retail”, and “fitness club”)
are all uses that will contribute positively to the concentration of uses as stipulated in
section 6.11.1.1 above. As noted already in this report, the subject land is within the
Erie Street Business Improvement Area (BIA). The BIAs and the City Centre encourage
retail uses and service oriented uses and there are similar uses nearby; therefore, the
requested additional uses on the subject land will add to a concentration of commercial
uses in the City Centre.
The subject land is transitioning from industrial uses to a mix of commercial and
industrial uses. According to the applicant’s information, there are vacancies within the
building(s) on the subject land; therefore, the proposed additional commercial uses will
facilitate the adaptive reuse of vacant parts of the building(s) on the subject land.
There is an existing development at 400 Erie Street East; therefore, the evaluation
criteria under section 6.11.4.2 is not critical for the review of this rezoning by-law
amendment application. However, I can confirm that the proposed addition of light repair
garage, retail and fitness club uses as additional permitted uses on the property at 400
Erie Street East meets the City Centre Mixed Use evaluation criteria, section 6.11.4.2 of
the OP. The inadequate provision of off-street parking is an existing situation and is
being addressed through the proposed provision of overflow parking nearby (see
rezoning file Z-018/18). In addition, the applicant will be required to enter an
encroachment with the City for the existing boulevard parking spaces along Mercer and
Brodhead Streets, or in the alternative, remove the existing boulevard parking spaces.

AMENDMENTS
M UST
CONFORM

11.6.3

Zoning By-law Amendment Policies

11.6.3.1

All amendments to the Zoning By-law(s) shall conform with
this Plan. The Municipality will, on each occasion of
approval of a change to the zoning by-law(s), specify that
conformity with the Official Plan is maintained or that the
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change will be in conformity upon the coming into effect of
an amendment to the Official Plan.
This zoning by-law amendment, in my opinion, maintains conformity with the OP.
3. ZONING
The subject land is zoned Manufacturing District 1.4 (MD1.4) by Zoning By-law
8600. Appendix C, attached to this report, contains Excerpts from Zoning By-law
8600.
Under the permitted uses in the MD1.4 zoning category, “Light repair garage”,
“retail”, and “fitness club” are not listed. However, a fitness club is defined as a
health studio; therefore, it is permitted as an ancillary use on the subject land. The
applicant does not require a rezoning to add a fitness club on the subject land. With
respect to the retail use, the MD1.4 zoning allows accessory Retail Store and in
sub-section 18.4.5.10 of Zoning By-law 8600, the MD1.4 zoning restricts the size of
the accessory retail store to a maximum gross floor area of 20% of the gross floor
area of the main use.
This rezoning application is an opportunity to permit retail use as a main use on the
subject property. Based on the City Centre and BIA goals to attract businesses, it is
more appropriate to avoid any size restrictions for a main use retail store at the
subject location.
In accordance with section 3 (definitions), Zoning By-law 8600, the applicant’s
requested uses are best described as “light repair shop”, “retail store”, and “health
studio”.
Parking requirement for a retail store and a light repair shop in the Erie Street BIA is
zero (0) as stipulated under section 24.20.3.1 of the Zoning By-law 8600. Parking
for health studio is calculated at the rate of 1 (one) parking space for each 36m2 of
the gross floor area allocated to the use. At this time, there is no information on the
size of the proposed health studio, but the applicant is advised to take note of the
parking requirement associated with health studios.
4. SITE PLAN
The proposed amendment is NOT a “development” as defined in section 41(1) of
the Planning Act. Therefore, the applicant is NOT required to submit an application
for Site Plan Approval. However, any requirement for a change of use permit could
trigger a site plan approval. In addition, the City will review future construction
permit applications pertaining to the subject land to determine if site plan approval is
required. This is standard practice.
5. ISSUES TO BE RESOLVED
None.
6. ALTERNATIVES FOR CONSIDERATION
n/a
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Risk Analysis:
The requested zoning amendment poses no known risk to The Corporation of the City
of Windsor.

Financial Matters:
N/A

Consultations:
1. DEPARTMENT AND AGENCIES
Attached as Appendix D, to this report, are comments from the municipal departments
and external agencies. There are no objections to the proposed amendment. However,
there are conditions for approval of the rezoning as noted in two of the municipal
comments received.
Engineering & Geomatics Division has the following requirements:
Alley Paving – The owner shall agree to drain, pave, and maintain at their entire
expense, the alley abutting the subject lands. The minimum acceptable cross-section
will be 230 mm Granular “A” and 75 mm surface course asphalt in accordance with
Standard City of Windsor Specifications, Selected Granular Base Course (S4) and Hot
Mix, Hot Laid Asphaltic Concrete (S-10). The geometrics of the pavement shall comply
with City of Windsor Standard Drawing AS-201. All work shall be to the satisfaction of
the City Engineer.
Encroachment Agreement – The owner agrees to submit application for and execute
an agreement with the Corporation for any encroachments into the public right-of-way
on Brodhead Street, Mercer Street and Erie Street East to the satisfaction of the City
Engineer.
Sanitary Sampling Manhole – The owner agrees for all non-residential uses, to install
a sanitary sampling manhole accessible at the property line of the subject lands to the
City Engineer at all times. The determination of the requirement or interpretation if a
sampling manhole exists or exceptions to such, will be to the satisfaction of the City
Engineer.
Redundant Curb Cuts – The owner agrees to remove and replace the redundant curb
cut on Mercer Street with full height curb and repair the adjacent sidewalk to the
satisfaction of the City Engineer.
Existing Sewers and Connections - The owner further agrees, at its entire expense
and to the satisfaction of the City Engineer:
a) To undertake a video inspection of the mainline sewers that will be used by the
subject property and all connections to the mainline sewers that service the subject
property.
b) Any redundant connections will be abandoned according to the City of Windsor
Engineering Best Practice B.P.1.3.3.
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c) Any new Connections to combined sewers will follow City of Windsor
Engineering Best Practice B.P.1.1.1.
Transportation has the following requirement:
Land Conveyance - Schedule X of the Official Plan classifies Erie Street East as a
Class 1 Collector road with a required right-of-way width of 24 metres. The current rightof-way width is 20 metres and therefore, a land conveyance of 2 metres is required as
per Section 7.2.6.21 of the Official Plan. The land conveyance required shall only be
taken from the portion easterly of 416 Erie Street East; the remaining land conveyance
along with a 4.6m corner cut-off will be taken when the existing building fronting Erie
Street is redeveloped.
I followed up with the Transportation Planner to discuss the land conveyance
requirement. The land conveyance is not achievable on most of the lands in this Block
of Erie Street. The City Centre Mixed Use Design Guideline (s. 6.11.4.3.c) requires at
least one building wall to be located at lot line and the existing structures are mostly at
lot line or in close proximity to the Erie Street lot line. Moreso, the EIS mapping of the
subject area shows no evidence of any previous land conveyance for road widening.
For these reasons, I advised the Transportation Planner that the requirement for land
conveyance should not be a condition of approval of this rezoning. He seemed okay
with the idea.
In a follow-up discussion with Engineering & Geomatics Division staff, I confirmed that
there is no site plan application required for this rezoning, so Engineering agreed that
the requirements for Sanitary Sampling Manhole and Existing Sewers & Connections
can be set aside awaiting an appropriate future development application.
As noted already in this report, this rezoning application does not require a site plan
approval. Therefore, to ensure that the above requirements of Engineering and
Geomatics Division are satisfied, approval of the subject rezoning would require a
holding prefix, which would be removed when the conditions of H-removal
(Recommendation II of this report) are satisfied and an application for H-removal is
submitted.
2. PUBLIC NOTICE
The City will advertise the official notice in the Windsor Star Newspaper as mandated by
the Planning Act.
The City will mail courtesy notice to all properties within 120m (400 feet) of the subject
parcel, prior to the Planning Heritage and Economic Development Standing Committee
(PHEDSC) meeting.

Conclusion and Planner’s Opinion:
This zoning by-law amendment for the addition of a light repair shop and a retail store to
the list of permitted uses on the property known as 400 Erie Street east is consistent
with the PPS 2014 and maintains conformity with the City’s Official Plan.
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The recommendation is for approval of the applicant’s request with a holding prefix,
which shall be removed when the conditions in Recommendation II of this report are
satisfied and an application is submitted to remove the holding symbol.
Based on the analysis provided in this report, it is my opinion that a decision to approve
this zoning by-law amendment is consistent with the Provincial Policy Statement (PPS)
2014.

Planning Act Matters:
I concur with the above comments and opinion of the Registered Professional Planner.
Michael Cooke, MCIP, RPP
Manager, Planning Policy
Thom Hunt, MCIP, RPP
City Planner
I am not a registered Planner and have reviewed as a Corporate Team Leader
SAH, City Solicitor
OC, Chief Administrative Officer

Approvals:
Name
Michael Cooke, MCIP, RPP
Thom Hunt, MCIP, RPP
Wira Vendrasco
Shelby Askin Hager
Onorio Colucci

Title
Manager, Planning Policy
City Planner
Deputy City Solicitor
City Solicitor
Chief Administrative Officer

Notifications:
Name
Abutting
property
owners,
tenants/
occupants within 120 meter (400 feet)
radius of the subject land
Applicant / Registered Owner:
Storage Stop Ltd., c/o Christine Davison
Councillor Rino Bortolin

Address

Email

350 Erie Street East, Windsor
ON, N9A 3X3
350 City Hall Square West Suite 220, Windsor, ON,
N9A 6S1

cdavison@lessor.com
rbortolin@citywindsor.ca

Appendices:
1
2
3
4

Appendix A - Site Photos
Appendix B - Excerpts from the Official Plan
Appendix C - Excerpts from Zoning By-law 8600
Appendix D - Consultations
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5 Appendix E – Site Plan, Floor Plan and Survey
6 Appendix F - Draft By-law for Z-021-2018
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APPENDIX A – SITE PHOTOS taken on Jan. 11, 2019

File Z-021/18

View of the paved n/s alley, abutting subject land, abutting vacant residential land to
be used for overflow parking, and other existing features, as seen from Brodhead St.
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APPENDIX A – SITE PHOTOS taken on Jan. 11, 2019

File Z-021/18

View of the paved n/s alley, the fenced parking area and east walls of the existing
buildings on the subject land and other existing features, as seen from Brodhead St.
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APPENDIX A – SITE PHOTOS taken on Jan. 11, 2019

File Z-021/18

View of existing paved parking area on the subject land looking from
City Council Meeting
- February
1, 2021
the abutting
n/s
alley
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APPENDIX A – SITE PHOTOS taken on Jan. 11, 2019

File Z-021/18

View of the paved east/west alley diagonally across from the parking area on
City Council Meeting - February 1, 2021
the subject land and
intersecting
the abutting n/s alley
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APPENDIX A – SITE PHOTOS taken on Jan. 11, 2019

File Z-021/18

Partial view of the paved n/s alley, abutting paved surface parking along Erie
Street east, and land other existing
features, as seen from Erie Street east.
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APPENDIX A – SITE PHOTOS taken on Jan. 11, 2019

File Z-021/18

Partial view of the paved n/s alley, the abutting subject land, abutting paved
City Council Meeting
- February
2021
surface parking along Erie Street
east,
as1,seen
from Erie Street east.
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APPENDIX A – SITE PHOTOS taken on Jan. 11, 2019

File Z-021/18

Erie street view of the subject land, looking west from the abutting n/s alley
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APPENDIX A – SITE PHOTOS taken on Jan. 11, 2019

File Z-021/18

Mercer Street view of the subject land and nearby features, as seen from Erie Street
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APPENDIX A – SITE PHOTOS taken on Jan. 11, 2019

File Z-021/18

View of the open area between buildings on the subject land, as seen from Mercer St.
City Council Meeting - February 1, 2021
Page 328 of 458

9

APPENDIX A – SITE PHOTOS taken on Jan. 11, 2019

File Z-021/18

Brodhead St. view of the subject property and nearby features, as seen from Mercer St.
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APPENDIX A – SITE PHOTOS taken on Jan. 11, 2019

File Z-021/18

Brodhead St. view of the subject property & nearby features, as seen from Mercer St.
City Council Meeting - February 1, 2021
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APPENDIX A – SITE PHOTOS taken on Jan. 11, 2019

File Z-021/18

View of the residential uses and public park further east of the
City Council Meeting - February 1, 2021
subject land along Broadhead
St.,
looking easterly from the n/s alley
Page 331 of 458
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APPENDIX B – EXCERPTS FROM THE OFFICIAL PLAN
OP Volume 1 – Primary Plan
6.11 City Centre Planning District
The City Centre Planning District has a special position within Windsor. As the
focus of major economic, social and cultural activities, the City Centre is the
heart of Windsor. In addition, its function as an international gateway
contributes to the City Centre’s role as a welcoming arrival point for visitors.
To ensure that the City Centre prospers, Council will manage development to
promote a diverse mixture of businesses, cultural venues, major government
offices, residential neighbourhoods and entertainment venues.
This section of the Official Plan provides objectives and policies provide for the
land use designations identified on Schedule E: City Centre Planning District
and should be read in conjunction with the other parts of this Plan.
6.11.1 Objectives
CONCENTRATION
OF USES

6.11.1.1

To encourage a concentration of government institutions,
entertainment and retail uses, cultural venues, residences,
business headquarters and related offices in the City Centre.

RESIDENTIAL
NEIGHBOURHOODS

6.11.1.2

To foster livable residential neighbourhoods close to
employment, shopping and entertainment opportunities.

OPEN SPACE

6.11.1.3

To enhance public and open spaces within the City Centre.

REUSE OF
BUILDINGS

6.11.1.4

To promote the conservation and adaptive reuse of buildings
within the City Centre.

MEMORABLE
CITY CENTRE

6.11.1.5

To establish design guidelines to create an attractive and
memorable City Centre.

VIEWS &
VISTAS

6.11.1.6

To enhance views and vistas of the waterfront, Detroit skyline
and key civic and heritage buildings within the City Centre.

HUMAN SCALE

6.11.1.7

To enhance the City Centre as a pedestrian friendly district.

DISTINCT SUB
AREAS

6.11.1.8

To facilitate the development of a number of distinct sub areas,
each with its own identity and character within the City Centre.

THEME STREETS

6.11.1.9

To designate key streets as pedestrian oriented theme streets and
provide appropriate streetscaping.
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ACCESS

6.11.1.10

To enhance pedestrian, cycling and public transportation access
to and within the City Centre.

TOURISM
DESTINATION

6.11.1.11

To strengthen the role of the City Centre as a major international
gateway and tourism destination.

6.11.2 General Policies
LOCATION

6.11.2.1

The City Centre Planning District comprises approximately 231
hectares in the area bounded by the Detroit River on the north,
Janette Avenue, the former the Canadian Pacific Railway Line
and Salter Street on the west, Erie Street and Cataraqui Street on
the south, and Howard Avenue and Marentette Street on the east.

SCHEDULE E:
CITY CENTRE
PLANNING
DISTRICT

6.11.2.2

The following City Centre designations shall be identified on
Schedule E: City Centre Planning District:

GATEWAYS

6.11.2.3

(a)

Residential;

(b)

Entertainment/Hospitality;

(c)

Major Institutional;

(d)

Waterfront Recreation;

(e)

Public Open Space;

(f)

Mixed Use;

(g)

Business Park;

(h)

Low Profile Area;

(i)

Medium Profile Area;

(j)

High Profile Area; and

(k)

Very High Profile Area.

Council will promote the development of gateways into the City
Centre at the locations identified on Schedule G: Civic Image.
These gateways will be designed to:
(a)

provide a sense of welcome and arrival into the City Centre;
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(b)

create an attractive and memorable image of the City
Centre;

(c)

incorporate appropriate landscaping and public art features;
and

(d)

incorporate the City Centre name and logo.

URBAN FOREST

6.11.2.4

Council shall encourage the provision of trees within the City
Centre Planning District.

LANDSCAPING
OF VACANT
SITES

6.11.2.5

Council shall require vacant lands within the City Centre be
landscaped for the interim period between the demolition of an
existing structure and the construction of any new structure, if
such construction is not imminent.

TEMPORARY
SURFACE
PARKING

6.11.2.6

Notwithstanding policy 6.11.2.5, Council may permit temporary
surface parking on vacant sites provided that:
(a)

there is satisfactory evidence to support the demand for
additional temporary surface parking in the City Centre;

(b)

the visual appearance of such facilities is enhanced and
screened through the use of substantial vegetation and other
appropriate landscaping measures as described in the Urban
Design chapter; and

(c)

such sites are not located adjacent to a designated Theme
Street.

LONG TERM
PARKING AREAS

6.11.2.7

Council will encourage 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.

TRANSPORTATION
SYSTEM

6.11.2.8

Council will manage the transportation system in the City Centre
Planning District in accordance with the Infrastructure chapter of
this Plan.

ADULT
ENTERTAINMENT
PARLOURS

6.11.2.9

Council shall not permit adult entertainment parlours in any land
use designation identified on Schedule E: City Centre Planning
District.
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VICTORIA AVENUE
HERITAGE AREA

6.11.2.10

Council will encourage any development or infrastructure
undertaking within the Victoria Avenue Heritage Area located
south of Wyandotte Street to respect and, where possible, enhance
the historic character of the area. Accordingly any development
shall be encouraged to be of compatible height, massing, scale,
setback and architectural style.

6.11.3 Development Profile Area Policies
DEVELOPMENT
PROFILE AREA
DEFINED

6.11.3.1

For the purpose of this Plan, the development profile areas
designated on Schedule E: City Centre Planning District establish
the maximum height for buildings within distinct sub-areas of the
City Centre. Accordingly, the following development profile
areas apply to lands within the City Centre Planning District:
(a)

Low Profile Area where development is generally no greater
than three (3) storeys in height;

(b)

Medium Profile Area where development is generally no
greater than six (6) storeys in height;

(c)

High Profile Area where development is generally no
greater than fourteen (14) storeys in height; and

(d)

Very High Profile Area where development is generally
greater than fourteen (14) storeys in height.

WATERFRONT
RECREATION
PROFILE

6.11.3.2

Notwithstanding policy 6.11.3.1, any development on the lands
designated Waterfront Recreation on Schedule E: City Centre
Planning District shall generally not exceed the height of the
crown of the pavement of Riverside Drive.

GRADUAL
BUILDING
HEIGHT
TRANSITION

6.11.3.3

Notwithstanding the development profile areas designated on
Schedule E: City Centre Planning District and defined in policy
6.11.3.1 above, Council will encourage the gradual transition of
building heights on the edges of a defined development profile
area to blend proposed development with the buildings in the
adjacent development profile area(s).

FACADE
SETBACK

6.11.3.4

Council shall encourage all Medium, High and Very High Profile
developments to setback any storeys above three (3) storeys in
height away from the road frontage to provide sunlight access,
manage wind conditions and enhance the pedestrian scale of the
City Centre Planning District.
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6.11.4 Mixed Use Policies
PERMITTED
USES

EVALUATION
CRITERIA

6.11.4.1

6.11.4.2

Uses permitted in the Mixed Use land use designation identified
on Schedule E: City Centre Planning District include:
(a)

in the areas also designated Medium Profile Area retail and
service commercial establishments, offices, culture,
entertainment and open space uses, and residential uses;
and

(b)

in the areas also designated High or Very High Profile Area
retail and service commercial establishments, offices,
cultural, entertainment and open space uses, and residential
uses, exclusive of small scale Low Profile housing
development as defined in policy 6.3.2.3(a).

At the time of submission, the proponent shall demonstrate to the
satisfaction of the Municipality that a proposed Mixed Use
development within the City Centre Planning District is:
(a)

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

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

(ii)

within a site of potential or known contamination;

(iii)

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

(iv)

adjacent to heritage resources.

(b)

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

(c)

capable of being provided with full municipal physical
services;

(d)

provided with adequate off street parking;

(e)

compatible with the surrounding area in terms of scale,
massing, height, siting, setbacks, parking and landscaped
areas; and
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(f)
DESIGN
GUIDELINES

6.11.4.3

provided with residential uses above-grade, where
appropriate.

The following guidelines shall be considered when evaluating the
design of a proposed Mixed Use development in the City Centre
Planning District:
(a)

the ability to achieve the associated policies as outlined in
the Urban Design chapter of this Plan;

(b)

the mass and scale of buildings, and the extent to which
their orientation, form, and siting help to achieve a compact
urban form;

(c)

at least one building wall is located on an exterior lot line;

(d)

permanent loading, service and parking areas should be
located so as not to significantly interrupt the pedestrian
circulation or traffic flow on the public right-of-way or
within a Mixed Use area;

(e)

mid-block vehicular access to properties will generally be
discouraged and encouraged via a rear yard service road or
alley;

(f)

safe and convenient pedestrian access between buildings
and public transportation stops, parking areas and other
buildings and facilities should be provided;

(g)

the public right-of-way should be designed to foster unique
area identity and to provide for vehicle use, efficient public
transportation service as well as pedestrian and cycling
travel; and

(h)

integration of the development with the surrounding uses to
contribute to the unique character of the area.

SITE PLAN
CONTROL

6.11.4.4

Council shall require all Mixed Use development within the City
Centre Planning District to be subject to site plan control.

REDUCED
PARKING
REQUIREMENT

6.11.4.5

Council may establish off street parking standards for Mixed Use
development in the City Centre Planning District to reflect public
transportation supportive designs or shared parking arrangements.
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11.6.3

Zoning By-law Amendment Policies

AMENDMENTS
MUST
CONFORM

11.6.3.1

All amendments to the Zoning By-law(s) shall conform with this Plan.
The Municipality will, on each occasion of approval of a change to the
zoning by-law(s), specify that conformity with the Official Plan is
maintained or that the change will be in conformity upon the coming into
effect of an amendment to the Official Plan.

REVIEW
PROCEDURE

11.6.3.2

All applications for Zoning By-law amendments shall be processed in
accordance with the provisions of the Planning Act, and regulations
pursuant thereto, and the procedural requirements of this Plan. In
general, after an applicant’s pre-application consultation meeting with
municipal staff and submission of an application that is determined to be
complete, all applications shall: Added by OPA 65 – 10/22/2007– By-law 192-2007
(a) Be circulated to appropriate agencies and those agencies be
provided with sufficient time to respond; Added by OPA 65 – 10/22/2007–
By-law 192-2007

(b) Be advertised and be presented to the public and the views of the
public ascertained at a public meeting to be held in accordance
with the Planning Act; and Added by OPA 65 – 10/22/2007– By-law 192-2007
(c) Be given due and thorough consideration by Council.

Added by OPA

65 – 10/22/2007– By-law 192-2007

EVALUATION
CRITERIA

11.6.3.3

When considering applications for Zoning By-law amendments, Council
shall consider the policies of this Plan and will, without limiting the
generality of the foregoing, consider such matters as the following:
(a) The relevant evaluation criteria contained in the Land Use
Chapter of this Plan, Volume II: Secondary Plans & Special
Policy Areas and other relevant standards and guidelines;
(b) Relevant support studies;
(c) The comments and recommendations from municipal staff and
circularized agencies;
(d) Relevant provincial legislation, policies and appropriate
guidelines; and
(e) The ramifications of the decision on the use of adjacent or similar
lands.
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APPENDIX C – EXCERPTS FROM ZONING BY-LAW 8600
SECTION 18 - MANUFACTURING DISTRICTS l. (MD1.)
(4)
MANUFACTURING DISTRICT 1.4 (MD1.4)
(ADDED by B/L 370-2001, November 15, 2001)

(a)

Permitted Uses
Offices

(i)

Business, financial and medical offices;
(AMENDED by B/L 141-2006, Aug. 24, 2006)

Studios

(ii)

Professional studios;

Research

(iii)

Scientific, medical, optical or dental laboratory;
research facility;

School

(iv)

Commercial school; school;

Industrial

(v)

Any one (1) or more of the following uses:
1. A food catering service; preparation and packaging of
food products, including a bakery;
2. Manufacturing from any of the following materials:
textiles; fur; glass; leather; paper; plastics; wood;
yarns; tobacco; rubber and rubberised products;
3. Manufacturing of cosmetics, drugs, pharmaceutical
products, toiletries;
4. Construction of small electrical products;
5. Manufacturing of small parts for motor vehicles;
6. Construction of scientific or professional equipment;
7. Construction or repair of electrical or other signs,
billboards or other commercial advertising structures;
8. Manufacturing of moulds, dies, patterns;
tools, jigs, fixtures;

machine

9. Manufacturing of musical instruments, ceramics,
jewellery, toys, cutlery or other small metal products;
application
of protective coatings;
commercial
printing and photographic processing;
10. Communications facility;
FILE Z-021/18; ZNG/5692
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Ancillary Uses

(vi)

Day nursery; food convenience store; gas bar; personal
service shop; restaurant; take-out food outlet; ambulance
service; drive-through food outlet;
drive-through
restaurant; veterinary office or clinic; warehouse; wholesale
store.
(AMENDED by B/L 363-2002, Dec. 31, 2002 AND B/L 375- 2004, Dec. 21,
2004 AND by OMB Order PL040243, File No. R040023, Decision/Order
No. 0055, Issued Jan. 12, 2005 AND by B/L 141-2006, Aug. 24, 2006)

(b)

Existing Uses

(vii) Any of the following existing uses: athletic or sports
facility; automobile repair garage; club; health studio;
motor vehicle dealership;

Accessory
Uses

(viii) Any use accessory to the foregoing uses, including
a retail store having a maximum gross floor area equal to
20% of the gross floor area of the main use;

Outdoor
Storage

(ix)

An outdoor storage yard shall not be permitted.

Regulations
(i)

Maximum building height

-

equal to the length of the longest
exterior lot line or 20 metres,
whichever is the lesser;

(AMENDED by B/L 363-2002, Dec. 31, 2002)

(ii)

All activities shall take place entirely within a fully enclosed building. This
provision does not apply to motor vehicle parking, a gas bar, or other
vehicle refuelling areas, loading or unloading an outdoor eating area or
recreational facilities, provided that all such activities are accessory to a
permitted use;

(iii)

Minimum front yard depth

-

9 metres;

(iv)

Minimum rear yard depth

-

6 metres, where a rear lot line abuts a
lot on which a dwelling unit is
located;

(v)

Minimum side yard width

-

6 metres, where a side lot line abuts
a street or a lot on which a dwelling
unit is located;

(vi)

The required front and side yards shall be maintained exclusively as
landscaped open space yards, save and except that an access area may cross
a required yard;

(vii)

Minimum lot width

-
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(viii)
(ix)

Minimum landscaped open
space

-

15% of the lot area;

Supplementary Regulations:
-See Section
21 re: Supplementary Use Regulations
22 re: Supplementary Lot Regulations
23 re: Supplementary Building Regulations
24 re: Parking Space Regulations
25 re: Parking Area Regulations

SECTION 3 – DEFINITIONS
3.10 DEFINITIONS
ACCESSORY USE means a use which is customarily incidental, subordinate and exclusively devoted
to the main use and is carried on with such main use on the same lot.
ANCILLARY USE means a use, other than an accessory use, which complements or otherwise
provides a service to the main use of the zoning district in which it is located.
HEALTH STUDIO means a building used for athletic or fitness instruction in combination with
facilities for exercise or athletic training. It may include as an accessory use, one retail store for the sale
of athletic equipment provided that the gross floor area of the retail store does not exceed 25.0 percent
of the gross floor area of the health studio.
PLACE OF ENTERTAINMENT AND RECREATION means a premises used as one or more of the
following: billiard hall; bingo hall; bowling alley; club; cultural facility; exhibition hall; games arcade;
health studio; private park; sports facility; theatre. It does not include a carnival or golf course.
REPAIR SHOP - LIGHT means a building used for the maintaining or repairing of a good for
household and personal use such as an appliance, assistive device, bicycle including power-assisted
bicycle, clock, furniture, jewellery, lawn and garden equipment, luggage, musical instrument, sporting
good, or watch. It does not include the maintaining or repairing of a motor vehicle. A light repair shop is
a repair shop - light. An automobile collision shop, automobile detailing service, automobile repair
garage, contractor’s office, personal service shop or service station is not a repair shop - light.
RETAIL STORE means premises used for the lease, rental or retail sale of goods and may also include
a bake shop, convenience store, food convenience store, grocery store, pawnshop, pet shop, or
pharmacy. It does not include the processing, manufacture or assembly of a good or the sale of a bus,
construction equipment, farm tractor, equipment or implement, motor vehicle, truck or vehicle of the
tractor trailer or semi-trailer type, or other heavy equipment. An automobile sales lot or motor vehicle
dealership is not a retail store.
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APPENDIX D: CONSULTATIONS TABLE
Comments from Municipal Departments & External Agencies - File Z-021/18 (ZNG/5692)
ENVIRONMENTAL SERVICES – Anne Marie Albidone, November 19, 2018
No concerns from Environmental Services.
CANADA POST– Bruno DeSando, November 23, 2018
No comment.
WINDSOR FIRE & RESCUE SERVICES – John Lee, November 30, 2018
No concerns from Fire on this.
UNION GAS – Kelly Buchanan, November 19, 2018
Thank you for your correspondence with regard to the proposed Site Plan Application. Union Gas
Limited (“Union”) does have service lines running within the area which may or may not be
affected by the proposed Site Plan.
Should the proposed site plan impact these services, it may be necessary to terminate the gas
service and relocate the line according to the new property boundaries. Any Service relocation
required would be at the cost of the property owner.
If there is any work (i.e. underground infrastructure rebuild or grading changes…) at our easement
and on/near any of our existing facilities, please contact us as early as possible (1 month in
advance at least) so we can exercise engineering assessment of your work. The purpose is to
ensure the integrity of our main is maintained and protected.
Confirmation of the location of our natural gas pipeline should be made through Ontario One Call
1-800-400-2255 for locates prior to any activity.
We trust the foregoing is satisfactory.
TRANSIT WINDSOR – Jason Scott, November 19, 2018
We have no objections.
PROPERTY ASSESSMENT – Jose Mejalli, November 21, 2018
We have no objection to the change of the Zoning By-law 8600 permitting site-specific zoning
provision to allow additional uses on the subject land: “light repair garage”, “retail” and “fitness
club”.
ENWIN UTILITIES (Water Engineering) – Cecile Girard, November 30, 2018
Has no objection to rezoning.
ENWIN UTILITIES (Hydro Engineering) - Cecile Girard, November 30, 2018
No objection to rezoning.
SITE PLAN APPROVAL – Melissa Gasic, December 12, 2018
This does not require site plan at the moment because they are just adding uses, however, site
plan likely be required based on the commination of tenants they end up having and whether
parking requirements associated with each tenant are satisfied or not. They will not be able to
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utilize the existing green space at the front for parking at all, nor the two residential lots along Erie
if they eventually acquire them. Their required parking will have to be satisfied off site and in the
immediate vicinity (depending on the proposed tenant fit out permit and eventual spill over parking)
at which point site plan will be required.
TRANSPORTATION PLANNER – Juan Paramo, December 6, 2018
Transportation Planning has no objection to the applicant's request.
General notes:
 Schedule X of the Official Plan classifies Erie Street East as a Class 1 Collector road with a
required right-of-way width of 24 metres. The current right-of-way width is 20 metres and
therefore, a land conveyance of 2 metres is required as per Section 7.2.6.21 of the Official
Plan. The land conveyance required shall only be taken from the portion easterly of 416
Erie Street East; the remaining land conveyance along with a 4.6m corner cut-off will be
taken when the existing building fronting Erie Street is redeveloped.


The Official Plan classifies Mercer Street and Brodhead Street as Local Roads with a
required right-of-way width of 20.1 metres. The current right-of-way width is sufficient;
therefore a land conveyance is not required.



The applicant will be required to remove redundant curb cuts along Mercer Street and
restore the area to City of Windsor Standards.



As requirement of approval, the minimum number of accessible and bicycle parking spaces
shall be provided on the subject property



All accesses shall conform to the TAC Geometric Design Guide for Canadian Roads and
the City of Windsor Standard Engineering Drawings AS-204



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

LANDSCAPE ARCHITECT – Stefan Fediuk, December 6, 2018
No objection from a Landscape or Parks perspective.
ENGINEERING & GEOMATICS – Josie Liburdi & Patrick Winters, December 5, 2018
This Department has reviewed the servicing requirements for the subject lands pertinent to this
zoning amendment application and offer the following comments:
Sewers
There is a 500mm brick combined sewer located on Erie Street East and a 375mm brick combined
sewer located on of Mercer Street. If possible existing connections should be utilized. Sewer
connections to the combined sewer must be as per Best Practice BP 1.1.1. Any redundant
connections are to be abandoned in accordance with the City of Windsor Engineering Best
Practice B.P 1.3.3. This site will require a Sanitary Sampling Manhole if one does not already
exist. The applicant will be required to provide a lot grading plan and a site servicing drawing.
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The combined sewers surrounding the property have limited capacity. Because of this, the City is
requiring redevelopments to store 50% of storm water from a pre-development co-efficient of 0.2
for a 1 to 5 year storm. Therefore, this site will have to provide storm detention calculations
demonstrating this requirement.
Right of Way
The City of Windsor Official Plan classifies Erie Street East as a C1 Collector Road requiring a
right-of-way width of 24.0 metres. The current right-of-way is 20.10 meters; therefore, a
conveyance is required. In addition, a corner cut-off is required at the intersection of Mercer Street
and Erie Street East. These conveyances are required, but are not being requested at this time
due to the proximity of the existing buildings. Mercer Street and Brodhead Street are classified as
a Local Road requiring a right-of-way width of 20.1 metres. The current right-of-way widths meet
the requirement; therefore, no land conveyance is required.
The owner will be required to remove or submit an application and enter into an encroachment
agreement for any encroachments into the public right-of-way, which include but is not limited to, 2
signs (fronting Erie Street) and 10 parking spaces (fronting Brodhead Street).
The owner(s) agrees to remove and replace the redundant curb cut on Mercer Street with full
height curb and repair the adjacent sidewalk as per AS-403 and AS-404.
The proposed site plan does not show the new overhead door and driveway approach fronting
Mercer Street.
Any redundant driveways resulting from the proposed redevelopment are to be restored to city
standards. All driveways approaches as per AS-204.
Currently there is a gravel/asphalt alley abutting the subject land. Since the alley will be used for
vehicular traffic, the alley is required to be hard surface and maintained at the applicant’s
expense.
All Hydro Poles and Utilities on the subject property that are in conflict with the redevelopment
are to be relocated at owner(s) expense.
In summary, we have no objections to the proposed rezoning application, subject to the following
requirements:
Alley Paving – The owner shall agree to drain, pave, and maintain at their entire expense,
the alley abutting the subject lands. The minimum acceptable cross-section will be 230
mm Granular “A” and 75 mm surface course asphalt in accordance with Standard City of
Windsor Specifications, Selected Granular Base Course (S4) and Hot Mix, Hot Laid
Asphaltic Concrete (S-10). The geometrics of the pavement shall comply with City of
Windsor Standard Drawing AS-201. All work shall be to the satisfaction of the City
Engineer.
Encroachment Agreement – The owner agrees to submit application for and execute an
agreement with the Corporation for any encroachments into the public right-of-way on
Brodhead Street, Mercer Street and Erie Street East to the satisfaction of the City
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Engineer.
Sanitary Sampling Manhole – The owner agrees for all non-residential uses, to install a
sanitary sampling manhole accessible at the property line of the subject lands to the City
Engineer at all times. The determination of the requirement or interpretation if a sampling
manhole exists or exceptions to such, will be to the satisfaction of the City Engineer.
Redundant Curb Cuts – The owner agrees to remove and replace the redundant curb cut on
Mercer Street with full height curb and repair the adjacent sidewalk to the satisfaction of the City
Engineer.
Existing Sewers and Connections - The owner further agrees, at its entire expense and to the
satisfaction of the City Engineer:
a) To undertake a video inspection of the mainline sewers that will be used by the subject
property and all connections to the mainline sewers that service the subject property.
b) Any redundant connections will be abandoned according to the City of Windsor
Engineering Best Practice B.P.1.3.3.
c) Any new Connections to combined sewers will follow City of Windsor Engineering Best
Practice B.P.1.1.1.
If you have any further questions or concerns, please contact Josie Liburdi, of this department at
519-255-6100, ext. 6145.
HERITAGE PLANNER– Kristina Tang, November 19, 2018
The subject property is not on the Windsor Municipal Heritage Register. There is no apparent
archaeological concern with this property.
WINDSOR POLICE SERVICE - Barry Horrobin, November 26, 2018
The proposed application seems very appropriate as an “infill” redevelopment in a core
neighbourhood and does not present any major concerns from a public safety perspective. One
minor issue however is the intended hours of operation of the overall building once the various
tenants/uses are in place. This point was raised with the applicant’s other, related application (Z018/18) involving the additional parking. Our point here is to ensure the low density residences
located in very close proximity are not negative impacted from this zoning change in terms of
potential noise and traffic issues. If that can be demonstrated adequately, we have no objections
and can support the application.
ESSEX REGION CONSERVATION AUTHORITY, Mike Nelson, November 28, 2018
(See comments below)
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BY-LAW NUMBER

-2019

A BY-LAW TO FURTHER AMEND BY-LAW NUMBER
8600 CITED AS THE "CITY OF WINDSOR ZONING BYLAW"
Passed the

day of

, 2019.

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
paragraph:
“370. For the lands described as Lots 134 to 136, and part of Lot 137, Registered Plan 122,
located at the southeast corner of Mercer Street and Brodhead Street, extending to the
northeast corner of Erie Street east and Mercer Street and municipally known as 400 Erie
Street, a light repair shop and a retail store shall be additional permitted uses. [ZDM 7;
ZNG-5638]”
2.

3.

The said by-law is further amended by changing the Zoning District Maps or parts thereof
referred to in Section 1, of said by-law and made part thereof, so that the lands described
in Column 3 are delineated by a broken line and further identified by the zoning symbol
shown in Column 5:
1.
Item
Number

2.
Zoning
District
Map Part

3.
Lands Affected

4.
Official
Plan
Amendment
Number

5.
Zoning
Symbol

1

7

Lots 134 to 136, and part of Lot
137, Registered Plan 122 (located
at the southeast corner of Mercer
St. and Brodhead St., extending to
the northeast corner of Erie St. E.
and Mercer St.)

-

S.20(1)H370

That the holding (H) symbol BE REMOVED when the applicant/owner submits an
application to remove the ‘H’ symbol and the following conditions are satisfied:
1) Alley Paving – The owner shall drain, pave, and maintain at their entire expense, the
alley abutting the subject lands. All work shall be to the satisfaction of the City
Engineer.
2) Encroachment Agreement – The owner shall submit application for and execute an
agreement with the Corporation for any encroachments into the public right-of-way to
the satisfaction of the City Engineer.
3) Redundant Curb Cuts – The owner shall remove and replace the redundant curb cut
on Mercer Street with full height curb and repair the adjacent sidewalk to the
satisfaction of the City Engineer.
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DREW DILKENS, MAYOR

CLERK
First Reading
Second Reading Third Reading
-

, 2019
, 2019
, 2019
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SCHEDULE 2
1. By-law

has the following purpose and effect:

To amend the zoning of the lands described as Lots 134 to 136, and part of Lot 137,
Registered Plan 122, located at the southeast corner of Mercer St. and Brodhead St.,
extending to the northeast corner of Erie St. E. and Mercer St., by adding a site specific
holding zoning provision to allow a light repair shop and a retail store as additional
permitted uses on the subject land.
This amendment provides new options for retail store and light repair shop businesses
looking to locate to the City Centre or to the Erie BIA. The holding prefix ensures that the
municipal requirements brought forward are satisfied prior to allowing the additional uses
to operate on the subject land.
2. Key map showing the location of the lands to which By-law
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applies.

THE CORPORATION OF THE CITY OF WINDSOR
PLANNING & BUILDING SERVICES

Memo
To:

Mayor and Members of City Council

From:

City Planner/ Executive Director of Planning

Today's Date:

December 7, 2020

Date to Council: February1, 2021
Subject:

Additional Information regarding Report No. S. 50/2019 - Zoning By-law
Amendment Application 400 Erie Street East; Applicant: Storage Stop Ltd. (c/o
Christine Davison); File No. Z-021/18, ZNG/5692; Ward 3.

The Development & Heritage Standing Committee (DHSC) considered the above matter at its
public meeting of March 18, 2019. The Planning Report (S 50/2019) recommended approval of
the applicant's request for additional pe1mitted uses on the subject property. Following the
consideration of the subject rezoning application (Item No. 7 .5 on the meeting Agenda) the DHSC
Recommendation was the same as the City Planner's recommendation shown below:
1

That an amendment to the Zoning By-law 8600 BE APPROVED to change the zoning of the
land described as Lots 134 to 136, and a part of Lot 137, Registered Plan 122, located at the
southeast corner of Mercer Street and Brodhead Street, extending to the northeast corner of
Erie Street east and Mercer Street, by adding a site specific holding zoning provision to allow
a light repair shop and a retail store as additional permitted uses on the subject land.

11

That the holding (HJ symbol BE REMOVED when the applicant/owner submits an
application to remove the 'H' symbol and the follmving conditions are satisfied:
1) Alley Paving- The owner shall drcdn, pave, and maintain at their entire expense, the alley
abutting the subject lands. All work shall be to the satisfaction of the City Engineer.
2) Encroachment Agreement -The m1111er shall submit application for, and execute, an
agreement with the C01poration for any encroachments into the public right-of-way to the
satisfaction of the City Engineer.
3) Redundant Curb Cuts -The m11J1er shall remove and replace any redundant curb cut on
Mercer Street with full height curb and repair the adjacent sidewalk to the satisfaction of
the City Engineer.

On April 15, 2019, at City Council meeting, Council Resolution (CR) 183/2019 was adopted in
response to a request for deferral of the planning matter shown as Item 8.1 7 on the April 15, 2018
Consent Agenda. Below is Council's decision on the subject request for defenal:
Decision Number: CRJ83/2019; DHSC 25
That the report of the Development and Heritage Standing Committee entitled "Zoning By-lm-11
Amendment Application for "light repair shop", "retail", and "fitness club" to be permitted on the
property known as 400 Erie Street East, and described as Lots 134 to 136, and Pt. Lot 137,
Registered Plan 122, Applicant: Storage Stop Ltd. (c/o Christine Davison)" and the three readings
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Item No. 11.2

Committee Matters: SCM 219/2020

Subject: Closure of the north/south alley south of Wyandotte Street E., abutting
the east limit of Florence Avenue extension, and the closure of a remnant portion
of the east/west alley south of Wyandotte Street E., east of Florence Avenue
extension; Applicant – VGA INVESTMENTS INC.; File No. SAA/6063, Ward 7

Moved by: Councillor Morrison
Seconded by: Councillor Sleiman
I.

Decision Number: DHSC 178
THAT the 3.05 metres wide north-south alley located on the south side of Wyandotte
Street, east side of Florence Avenue extension, between the south limit of
Wyandotte Street right-of-way and the south limit of lot 45, Plan 1142, as shown on
Drawing No. CC-1770 attached as Appendix “A”, BE ASSUMED for subsequent
closure.

II.

THAT the 3.05 metres wide north-south alley located on the south side of Wyandotte
Street, east side of Florence Avenue extension, between the south limit of
Wyandotte Street right-of-way and the south limit of lot 45, Plan 1142, as shown on
Drawing No. CC-1770 attached as Appendix “A”, BE CLOSED AND CONVEYED to
the applicant, for the purpose of increasing the width of the proposed Florence
Avenue Road allowance to conform to the Official Plan requirement (22m minimum
width) per CR54/2020 DHSC 125 attached hereto as Appendix “D”.

III.

THAT the remnant unclosed portion of the 4.27 metre wide east-west alley south of
Wyandotte Street East, east of Florence Avenue extension, described as PART 1 on
Reference Plan 12R25749, BE ASSUMED for subsequent closure.

IV.

THAT the remnant unclosed portion of the 4.27 metre wide east-west alley south of
Wyandotte Street East, east of Florence Avenue extension, described as PART 1 on
Reference Plan 12R25749, BE CLOSED AND CONVEYED to the abutting property
owners subject to easements as shown in Recommendation V below.

V.

THAT easements, subject to their being accepted in the City’s standard form and in
accordance with the City’s standard practice, BE GRANTED to:
a) Bell Canada,
b) Cogeco Connexion, and
c) Owners of the lands fronting Wyandotte Street East, for the purpose of sewer
installation and servicing through the alley.
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VI.

THAT conveyance costs BE SET as follows:
a) For the remnant piece of the east-west alley, being PART 1, on Reference
Plan 12R25749, abutting lands zoned DRD1.2: $1.00 plus deed preparation
and no survey costs.
b) For the subject north-south alley, abutting lands zoned DRD1.1 / HRD2.1:
$1.00 plus deed preparation, plus survey costs as invoiced to The
Corporation of the City of Windsor by an Ontario Land Surveyor.

VII.

THAT The City Planner BE REQUESTED to supply the appropriate legal
description, in accordance with Drawing Number. CC-1770, attached as Appendix
“A”.

VIII.

THAT The City Solicitor BE REQUESTED to prepare the necessary by-law(s).

IX.

THAT The Chief Administrative Officer and City Clerk BE AUTHORIZED to sign all
necessary documents approved as to form and content satisfactory to the City
Solicitor.

X.

THAT the matter BE COMPLETED electronically pursuant to By-law Number 3662003.
Carried.
Report Number: S 84/2020
Clerk’s File: SAA2020
Clerk’s Note: The recommendation of the Standing Committee and Administration are
the same.
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Council Report: S 84/2020

Subject: Closure of the north-south alley south of Wyandotte Street

E., abutting the east limit of Florence Avenue extension, and the
closure of a remnant portion of the east/west alley south of
Wyandotte Street E., east of Florence Avenue extension; Applicant –
VGA INVESTMENTS INC.; File No. SAA/6063, Ward 7
Reference:
Date to Council: July 13, 2020
Author: Justina Nwaesei, MCIP, RPP
Senior Planner - Subdivisions
519-255-6543 ext. 6165
jnwaesei@citywindsor.ca
Planning & Building Services
Report Date: June 16, 2020
Clerk’s File #: SAA2020
To: Mayor and Members of City Council

Recommendation:
I.

That the 3.05 metres wide north-south alley located on the south side of
Wyandotte Street, east side of Florence Avenue extension, between the south
limit of Wyandotte Street right-of-way and the south limit of lot 45, Plan 1142, as
shown on Drawing No. CC-1770 attached as Appendix “A”, BE ASSUMED for
subsequent closure;

II.

That the 3.05 metres wide north-south alley located on the south side of
Wyandotte Street, east side of Florence Avenue extension, between the south
limit of Wyandotte Street right-of-way and the south limit of lot 45, Plan 1142, as
shown on Drawing No. CC-1770 attached as Appendix “A”, BE CLOSED AND
CONVEYED to the applicant, for the purpose of increasing the width of the
proposed Florence Avenue Road allowance to conform to the Official Plan
requirement (22m minimum width) per CR54/2020 DHSC 125 attached hereto as
Appendix “D”;

III.

THAT the remnant unclosed portion of the 4.27 metre wide east-west alley south
of Wyandotte Street East, east of Florence Avenue extension, described as
PART 1 on Reference Plan 12R25749, BE ASSUMED for subsequent closure;

IV.

THAT the remnant unclosed portion of the 4.27 metre wide east-west alley south
of Wyandotte Street East, east of Florence Avenue extension, described as
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PART 1 on Reference Plan 12R25749, BE CLOSED AND CONVEYED to the
abutting property owners subject to easements as shown in Recommendation V
below;
V.

That easements, subject to their being accepted in the City’s standard form and
in accordance with the City’s standard practice, be granted to:
a) Bell Canada,
b) Cogeco Connexion, and
c) Owners of the lands fronting Wyandotte Street East, for the purpose of
sewer installation and servicing through the alley;

VI.

THAT conveyance costs BE SET as follows:
a) For the remnant piece of the east-west alley, being PART 1, on Reference
Plan 12R25749, abutting lands zoned DRD1.2: $1.00 plus deed
preparation and no survey costs.
b) For the subject north-south alley, abutting lands zoned DRD1.1 / HRD2.1:
$1.00 plus deed preparation, plus survey costs as invoiced to The
Corporation of the City of Windsor by an Ontario Land Surveyor.

VII.

THAT The City Planner BE REQUESTED to supply the appropriate legal
description, in accordance with Drawing Number. CC-1770, attached as
Appendix “A”.

VIII.

THAT The City Solicitor BE REQUESTED to prepare the necessary by-law(s).

IX.

THAT The Chief Administrative Officer and City Clerk BE AUTHORIZED to sign
all necessary documents approved as to form and content satisfactory to the City
Solicitor.

X.

THAT the matter BE COMPLETED electronically pursuant to By-law Number
366-2003.

Executive Summary:
N/A.

Background:
On February 3, 2020, Windsor City Council adopted CR54/2020 attached as Appendix
“D” to amend the zoning of the lands at the southwest corner of Wyandotte Street East
and Florence Avenue intersection from DRD1.1 to HRD2.1, GD1.4 & GD1.5 zoning
districts. CR54/2020 also approved a draft plan of subdivision for the development of
single unit dwellings and semi-detached dwellings on the rezoned land subject to a
number of recommended conditions. One of such conditions is the closure and
acquisition of the abutting north/south alley as stated below:
“That, prior to the submission of the final draft M-Plan, the Owner(s) shall, at its
expense, apply to close and acquire the existing adjacent north-south alley to
increase the width of the proposed Florence Avenue Road allowance to conform
to the Official Plan requirements.”
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Consequently, VGA INVESTMENTS INC., owner of the property located on the
southwest corner of Wyandotte Street and Florence Avenue intersection, applied to
close the 3.05 metres wide north-south alley located on the east side of Florence
Avenue extension, south side of Wyandotte Street East, and abutting Lots 34 to 45
(incl.), Plan 1142, as shown on Drawing No. CC-1770 attached as Appendix “A”, and
shown on the aerial photo attached as Appendix “B”. The applicant also owns the
property located on the south side of Wyandotte Street East, east of Florence Avenue
extension, described as Lots 32, 33 & 34 Plan 1142.
The subject north-south alley is untraveled and is composed of grass, shrubs and trees.
There are no municipal sewers or manholes in the alley.
In addition to the applicant`s request, Administration requests the closure of the
remnant open portion of the abutting east-west alley described as PART 1, on
Reference Plan 12R25749. The remnant piece was retained for road widening purpose
and was left open at the time the rest of the subject east-west alley was closed. By-law
95-2014 closed the east/west alley, except for the portion described as PART 1,
12R25749. This portion is no longer required for road allowance.

Discussion:
The first test is to determine whether the subject alley is dispensable. To make such
determination the guideline attached herein as Appendix “E” would be relevant as
shown below:
a. Does the subject alley serve commercial properties?
The answer is NO.
b. Does the subject alley serve properties fronting on heavily traveled streets i.e.
major arterial routes?
The answer is NO.
c. Does the subject alley contain sewers, and must the alley remain accessible for
servicing?
The answer is NO.
d. Does the subject alley serve as the only vehicular means of access to rear
parking areas and garages where the property has insufficient lot width for a side
drive?
The answer is NO.
e. Does the subject alley contain Fire Department connections that are deemed to
be necessary for firefighting access?
The answer is NO.
Based on the above, the Planning Department deems the subject north-south alley
“dispensable” and supports the requested closure.
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Closed alleys in the City of Windsor are typically divided into parcels along the
centreline of the alley in order to convey half of the alley to each abutting property
owner.
PART 1, on Reference Plan 12R25749 will be conveyed by dividing along the
centreline. This is consistent with the conveyance of the already closed portion of the
same east-west alley. In addition, easements required at the time of closure of the said
east-west alley shall apply to the closure of PART 1, 12R25749.
Conveyance of the subject north-south portion will occur in accordance with
CR54/2020. That means, upon closure, the entire width of north-south alley will be
conveyed to the applicant to increase Florence Avenue Road Allowance and facilitate
the development of the plan of subdivision on the lands west of the subject alley
closure.

Risk Analysis:
The recommended closure of the subject north-south alley allows for an appropriate
width of right-of-way (extension of Florence Avenue) to be conveyed to The Corporation
the City of Windsor. The usual risks the City faces with any municipal right-of-way
should be expected for the proposed Florence Avenue extension. The recommended
closure of the north-south alley does not pose any additional risk to the City.
The recommended closure of PART 1, 12R25749 will divest the City of associated
liability risks and maintenance costs. The recommended closure of the remnant piece
poses no known risk to The Corporation of the City of Windsor.

Financial Matters:
Regarding the subject north-south alley abutting lands zoned DRD1.1 & HRD2.1: $1.00
plus deed preparation fee and proportionate share of the survey cost as invoiced to The
Corporation of the City of Windsor by an Ontario Land Surveyor.
For the remnant piece of the east-west alley, being PART 1 on 12R-25749, $1.00 plus
deed preparation fee. No survey cost should be allocated for this remnant piece as it will
be identified on the survey for the north-south alley.

Consultations:
Consultations were held with Municipal Departments and Utility Companies, which
resulted in the information found in attached Appendix “C”.
There were no objections from the municipal departments and utility companies for the
requested alley closure.
No easements within the subject area of closure (north-south alley). However,
easements requested during the closure of the rest of the east-west alley were applied
to the remnant parcel (PART 1, 12R25749).
The applicant is advised to note that ENWIN has underground 120/240V secondary
street light distribution along the north side of the development property and requires
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that clearances be maintained from their existing conductors. See detailed comments in
Appendix “C” attached.
Notice of Development & Heritage Standing Committee meetings and Council meetings
are published in the Windsor Star prior to each of the meetings. In addition, notice of
each of the public meetings will be mailed to the abutting/affected property owners prior
to the meetings.

Conclusion:
The Planning Department recommends closure of the north-south alley, as shown on
attached Appendix “A”, and recommends conveyance of the closed alley to the
applicant in accordance with CR54/2020.
The Planning Department also recommends closure of the remnant portion of the eastwest alley described as PART 1, Reference Plan 12R25749, subject to easements as
noted in Recommendation V of this report.

Planning Act Matters:
N/A

Approvals:
Name

Title

Michael Cooke

Manager of Planning Policy/Deputy City Planner

Thom Hunt

City Planner / Executive Director Planning & Building

Wira Vendrasco

Deputy City Solicitor

Shelby Askin Hager

City Solicitor / CLT

Onorio Colucci

Chief Administrative Officer

Notifications:
Name

Address

Email

Applicant: VGA Investments
Inc. (c/o Sam Dawood)
All Abutting/Affected Property
Owners

824 Lake Trail Drive,
Windsor ON N9G 2M8

sam@haddadmorgan.com

Appendices:
1
2
3
4
5
6

Appendix "A", Drawing No. CC-1770
Appendix “B”, EIS Aerial Photo
Appendix “C”, CONSULTATIONS TABLE
Appendix “D”, CR54/2020
Appendix “E”, Classification of Alleys and Suitability for Closure
Appendix “F”, Google Aerial Photo
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APPENDIX “C”
Agency
Fire and Rescue Services
Windsor Police Services

Planning – Landscape Architect

Parks & Facilities
Public Works – Engineering
Public Works – Environmental
Public Works – Transportation

Transit Windsor
Bell Canada
Cogeco Cable Systems Inc.
Canada Post
Rogers Communications
Telus Communications
MNSi
EnWin Utilities – Hydro

CONSULTATIONS

SAA/6063
Comments

The Windsor Police Service fully supports the closure being requested
in order to complete details associated with a future subdivision
development. Specifically, the outcome from the closure of this
particular alley will ultimately lead to the creation of a public roadway,
a feature that will facilitate proper police emergency response
capability and general patrol activities to the area once it is
developed. For all these reasons, the Windsor Police Service supports
the requested closure.
Following a brief conversation with the applicant, the closure is related
to a subdivision application previously discussed. That Applicant has
provided a tree inventory with the previous application, and the City
Forester and City Naturalist have both inspected the site with no
concerns on Species at Risk or trees of significant nature. The
applicant plans to retain as many of the trees in the hedge row within
the site, however that is a condition by MNRF as found in the
Subdivision Agreement. Therefore, no Objection from a Landscape
Architectural perspective
The subject alley is to be closed to create a new section of Florence
Avenue right-of-way. Public Works has no
concerns.
No concerns from Environmental Services.
The alley shown is required as part of the Florence ROW. The alley can
be closed on the condition of approval as part of a concurrent Plan of
Subdivision application. Florence is classified as a C2 Collector and a
22m ROW should be maintained.
Bell Canada has no concerns with SAA/6063.

TELUS has no infrastructure in the area of your proposed work. Permit
expires six(6) months from approval date.
MNSi does not require an easement through the properties associated
with this alley/ROW closing.
Hydro Engineering: No Objection, provided clearances are achieved
and maintained from our distribution plant.
Please note ENWIN has the following distribution around the
development property:
1) underground 120/240V secondary street light distribution along the
north side of the development property
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An acceptable clearance must be maintained from our existing
conductors to the proposed development area. Please refer to the
Ontario Building Code for adequate clearance requirements. We also
recommend referring to the Occupational Health & Safety Act for the
minimum safe limits of approach during construction.

Windsor Utilities – Water
Union Gas

Legal Department

Sketch attached for reference only. This attachment does not replace the
need for utility locates.
No Objections.
After reviewing the provided drawing at Wyandotte St E and Florence
and consulting our mapping system, please note that Enbridge Gas has
no active infrastructure in the proposed area. A PDF drawing has been
attached for reference.
Also, please note the following should you find any abandoned
infrastructure in the area:
•
Any pipe that is excavated, please assume that it is live
•
If during the course of any job, any pipe is found that is not on
the locate sheet and is in conflict with your work, please call our
emergency number (1-877-969-0999), and one of our Union Gas
representatives will respond to determine if that plant is in fact live or
dead
•
Please note that our Enbridge Gas representative will respond to
the live or dead call within 1-4 hours, so please plan your work
accordingly
Regarding the North/South alley for lands abutting DRD1.1 $1.00 plus
deed preparation fee and proportionate share of the survey cost as
invoiced to The Corporation of the City of Windsor by an Ontario Land
Surveyor.
For the remnant piece of the east/west alley, being Part 1 on 12R25749, $1.00 plus deed preparation fee. No survey cost should be
allocated for this remnant piece as it will be identified on the survey for
the north/south alley.

OTHER:
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APPENDIX “E”

Classification of Alleys and Suitability for Closure

SAA 6063

Classification of Public Rights-of-Ways:
Currently streets and alleys fall into four classifications on the basis of their usefulness:
(1)
Alleys that are indispensable. These would be alleys serving commercial properties and
properties fronting on heavily traveled streets i.e. major arterial routes and alleys which contain
sewers and must remain accessible for servicing; alleys or streets which serve as the only
vehicular means of access to rear parking areas and garages where the property has insufficient
lot width for a side drive; and, alleys which contain Fire Department connections that are deemed
to be necessary for firefighting access.
(2)
Alleys that, have some usefulness, are nevertheless dispensable and may or may not be a
complete liability.
(3)
Alleys that appear to serve no useful purpose, either now, or anticipated. Such alleys are
in residential areas and locations where generally the lots are wide enough for side drives, or
those alleys abutting parks and other parcels of land that do not require any servicing from the
alley. Remnant or stub-end streets which are dead-ended and do not serve as access to other
streets.
(4)
Alleys lying in Holding zones and other similar undeveloped areas where the alley
system is clearly obsolete and has never been developed, but where the City needs to keep its
options open until new area plans are prepared and development is imminent.
Suitability for Closing:
Following are the criteria and suitability for closing alleys in each of the above classifications.






Indispensable alleys should not be closed, conveyed, reduced or otherwise jeopardized
through minority interests unless a suitable substitute alley is opened in lieu thereof.
They are essential from the viewpoint of fire protection, police protection, emergency
services (i.e. ambulance) and loading or unloading of goods, refuse collection, servicing
of blocked sewers and utility services. Without such alleys, the above noted services
would at least be more costly if not impossible to complete or adequately access; and
would noticeably interfere with street traffic, thereby reducing the access capacity of the
adjacent arterial, collector, or street for business.
Alleys having some usefulness should be considered for closing only upon request of
abutting owners rather than by encouragement of the City.
Alleys that serve no useful purpose should be closed if at all possible, and in fact the
owners abutting thereon should be encouraged to accept conveyance.
Alleys that are clearly obsolete should not be closed unless there is a municipal need or
specific development proposals acceptable to the City are submitted.
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APPENDDIX F – Google Aerial Photo

Google Imagery, 2020
FILE NO.:

SAA/6063
SUBJECT NORTH/SOUTH ALLEY
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Item No. 11.3

Auditor General Report: SCM 24/2021

Subject: Compliant Investigation Report - Auditor General Role, prepared as of
January 14, 2021
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9 Corporation of the City of Windsor | Complaint Investigation Report - Auditor General Role Queries - December 2020
This report is confidential. The report is intended solely for use by the management of The City of Windsor. and is not intended or authorized for any
City Council Meeting - February 1, 2021
other use or party. If any unauthorized party obtains this report, such party agrees that any use of the report, in whole or in part, is their sole
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responsibility and at their sole and exclusive risk; that they may not rely on the report; that they do not acquire any rights as a result of such access
and that PricewaterhouseCoopers LLP does not assume any duty, obligation, responsibility or liability to them.
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This report is confidential. The report is intended solely for use by the management of The City of Windsor. and is not intended or authorized for
any other use or party. If any unauthorized party obtains this report, such party agrees that any use of the report, in whole or in part, is their sole
responsibility and at their sole and exclusive risk; that they may not rely on the report; that they do not acquire any rights as a result of such access
and that PricewaterhouseCoopers LLP does not assume any duty, obligation, responsibility or liability to them.
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12 Corporation of the City of Windsor | Complaint Investigation Report - Auditor General Role Queries - December 2020
This report is confidential. The report is intended solely for use by the management of The City of Windsor. and is not intended or authorized for any
other use or party. If any unauthorized party obtains this report, such party agrees that any use of the report, in whole or in part, is their sole
responsibility and at their sole and exclusive risk; that they may not rely on the report; that they do not acquire any rights as a result of such access
and that PricewaterhouseCoopers LLP does not assume any duty, obligation, responsibility or liability to them.
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Item No. 11.4

Committee Matters: SCM 2/2021

Subject: OPA & Rezoning - Transport Terminal Land Use Study - OPA 139
OPA/6195 Z-031/20 ZNG/6194 - City Wide

Moved by: Councillor Sleiman
Seconded by: Councillor Gill
Decision Number: DHSC 226
1. THAT the report titled “Transport Terminal Land Use Study” prepared by the City of
Windsor - Planning Division, dated 16 November 2020, and tabled at the November 16,
2020 meeting of the Development & Heritage Standing Committee as Appendix A to
Report S 146/2020 BE ACCEPTED.
2. THAT Volume 1 of the City of Windsor Official Plan BE AMENDED as follows:
2A) Add the following to the Chapter 2 – Glossary:
LONG
COMBINATION
VEHICLE ROUTE

Long Combination Vehicle Route refers to an approved route that
provides access to a freight terminal located within a defined distance
from a highway interchange for a Long Combination Vehicle.

TRANSPORT
TERMINAL

Transport Terminal means a premises used to dispatch, park, repair,
service, or store freight-carrying trucks and trailers.

TRUCK ROUTE

Truck Route means any highway designated as a “Truck Route” on
Schedule “H” to By-law 9148.

2B) Add the following to Chapter 6 – Land Use:

TRANSPORT
TERMINAL
GUIDELINES

6.4.3.6

In addition to the policies in Sections 6.4.3.3, 6.4.3.4, and
6.4.3.5, the following additional policies shall be considered
when evaluating a Transport Terminal:
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(a)

Prohibit the location of a Transport Terminal adjacent to,
or near, sensitive land uses, such as residential uses,
unless appropriate mitigation measures such as a berm,
noise barrier, or other buffering are in place to mitigate
noise, dust, and light pollution, and odours from the
Transport Terminal;

(b)

Discourage direct driveway access to/from a Transport
Terminal from/to Class II Arterial Road that serves as a
major commercial corridor to minimize traffic, noise, and
dust conflicts;

(c)

Encourage adjacency of a Transport Terminal to the truck
route network, including any designated long combination
vehicle route;

(d)

Encourage proximity of a Transport Terminal to rail,
airport, and water port facilities to maximize freight
intermodal opportunities;

(e)

Encourage proximity of a Transport Terminal to land uses
that generate freight trips to allow for efficient use of land
and infrastructure;

3. THAT Zoning By-law 8600 BE AMENDED as follows:
3A) Delete Section 5.99.97 and substitute with a new Section 5.99.97 as follows:

5.99.97

TRANSPORT TERMINAL
[ZNG/5364; ZNG/6194]

(ADDED B/L 169-2018 Dec 19/2018)

For a transport terminal, the following additional provisions shall apply:
.1

Lot Width – minimum

43.0 m

.2

Lot Area – minimum

3,200 m2

.50

Any lighting used to illuminate the transport terminal shall be full cut-off
lighting.

.55

Where an abutting lot is zoned Development Reserve District, Green District,
Residential District, or Institutional District, or occupied by a dwelling or
dwelling unit a screening fence with a minimum height of 1.80 m shall be
provided along that part of the lot line for the lot on which the transport
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terminal is located.
.60

A transport storage area shall be:
a) Setback from the front lot line a minimum of the required front yard depth
of the zoning district in which the lot is in, or 6.0 m, whichever is greater.
The setback shall be maintained as a landscaped open space yard;
b) Setback from an exterior lot line, excluding a front lot line, a minimum of
3.0 m, except where said exterior lot line is located within 50 m of a
development reserve district, green district, residential district, or
institutional district, or a lot containing a dwelling or dwelling unit, the
setback from the exterior lot line shall be a minimum of 11.30 m and said
setback shall consist of a berm with a minimum width of 11.30 m and a
minimum height of 1.80 m. The setback shall be maintained as a landscaped
open space yard;
c) Setback from an interior lot line a minimum of 0.90 m, except where said
interior lot line is located within 50 m of a development reserve district,
green district, residential district, or institutional district, or a lot containing
a dwelling or dwelling unit, the setback from the interior lot line shall be a
minimum of 11.30 m and said setback shall consist of a berm with a
minimum width of 11.30 m and a minimum height of 1.80 m. The setback
shall be maintained as a landscaped open space yard;
c) Graded and drained into a municipal sewer system to prevent the runoff of
surface water onto a street, alley, or abutting property;
d) Paved with asphalt, concrete or any combination thereof, for that portion of
the transport storage area used to load, manoeuvre, repair, service, or
unload a motor vehicle, transport truck or transport trailer. The remainder
of the transport storage area shall be paved with asphalt or concrete, or
covered in gravel or similar aggregate, or any combination thereof; and
e) Maintained in good condition.

.62 Vehicular access shall be to/from a street by way of an access area. Sections
25.5.30.2, 25.5.30.3, 25.5.30.5 and 25.5.30.6 shall apply to such access area
and any reference to a loading space or building shall include a transport
storage area.
.64 A curb shall bound the perimeter of the paved portion of the transport storage
area. Any curb shall be constructed of poured in place concrete, shall be
continuous and shall have a minimum width and height of 15.0 cm. Precast
concrete, rubber, plastic or other curbing or a parking stop that is not continuous
is prohibited. A curb cut or ramp for pedestrian or vehicular access, a curb cut
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for drainage, or a curb with a height of less than 15.0 cm as a transition between
the paved and unpaved portions of a transport storage area, is permitted.
.66 A parking area may be located within a transport storage area and the
provisions of Section 25.5 shall apply, with necessary modifications for the safe
and efficient operation of the transport storage area and parking area.
.68 A refuse bin may be located within a transport storage area and shall be fully
screened by a screening fence having a minimum height of 1.80 m.
.90

The parking, repairing, servicing, or storing of a motor vehicle, transport truck
or transport trailer within a required yard or a landscaped open space yard is
prohibited.

3B) Delete Section 18 and substitute with a new Section 18 attached as Appendix 3B
to Report S 170/2020.

3C) Add the following zoning districts to Section 19:

19.13 MANUFACTURING DISTRICT 2.13 (MD2.13)
[ZNG/6194]

19.13.1

PERMITTED USES
Ambulance Service
Loading Compound
Micro-Brewery
Public Parking Area
Railway
Self-Storage Facility
Towing Facility
Transport Terminal
Warehouse
Water Transportation Facility
For any lot located in an area bound by Wyandotte Street West to the north, Janette
Avenue to the east, Tecumseh Road West to the south and McKay Avenue to the west
and zoned MD2.13, the following shall be additional permitted uses:
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Building Materials Recycling Store
Bulk Storage Facility
Contractor's Office
Equipment Rental Shop
Food Catering Service
Food Processing Facility
Laundry Plant
Manufacturing Facility
Medical Appliance Facility
Repair Shop – Heavy
Repair Shop – Light
Retail Store – Equipment & Supplies
Welding Shop
Any use accessory to any of the above uses
19.13.5

PROVISIONS
.4

Building Height – maximum

19.18 MANUFACTURING DISTRICT 2.18 (MD2.18)
[ZNG/6194]

19.18.1

PERMITTED USES
Loading Compound
Manufacturing Facility
Motor Vehicle Assembly Plant
Power Generation Facility
Public Parking Area
Railway
Research and Development Facility
Self-Storage Facility
Towing Facility
Transport Terminal
Warehouse
Any use accessory to the above uses, including a Retail Store.
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14.0 m

19.18.5

PROVISIONS
.1

Lot Width – minimum

30.0 m

.4

Building Height – maximum

20.0 m

.5

Front Yard Depth – minimum

9.0 m

.7

Side Yard Width – minimum
From a side lot line that abuts a street or
abuts a lot on which a dwelling or
dwelling unit is located

6.0 m

.8

Landscaped Open Space Yard – minimum

5% of lot area

.10

Gross Floor Area – Retail Store – maximum

20.0% of the GFA of
the main use

.50

For any lot abutting Pillette Road, a berm with a minimum width of 11.30 m
and a minimum height of 1.80 m shall be provided along the Pillette Road
frontage and such berm shall be maintained exclusively as a landscaped open
space yard.

3D) Replace the zoning symbol MD1.3 with MD2.13, the zoning symbol HMD1.3 with
HMD2.13 and the zoning symbol MD1.8 with MD2.18 on any zoning district map in
Schedule A to Zoning By-law 8600.

3E) Replace any reference to MD1.3 and MD1.8 in the text of Zoning By-law 8600 with
MD2.13 and MD2.18, respectively.

3F) Add the following new clause to Section 20(1):

402.

TRANSPORT TERMINAL – ADDITIONAL PERMITTED USE
A Transport Terminal shall be an additional permitted use and shall be subject to the
provisions of Section 5, Section 24, Section 25, and the Zoning District in which the
Transport Terminal is located within.
[ZDM 8, 11, 12; ZNG/6194]
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and amend Zoning Districts Maps 8, 11 and 12 by adding specific zoning exception
symbol S.20(1)402 to the hatched areas identified as Subject Lands on the maps
attached as Appendix 3F to Report S 170/2020.

3G) Delete Section 20(1) 230 and substitute with the following clause:

230.

SOUTHEAST
CORNER
KAMPLOOPS STREET

OF

MARENTTETE

AVENUE

AND

For Part of Lots 89 and 90, Concession 3, known as Parts 1, 2 and 3, Plan 12R-12373
and Parts 3 and 4, Plan 12R-19349, an Outdoor Storage Yard and a Transport
Terminal shall be an additional permitted uses.
[ZDM 8; ZNG/ 6194]

(ADDED B/L 205-2008 Dec 11/2008;)

4. THAT Zoning By-law 85-18 BE AMENDED by deleting and substituting Section 5.49
with a new Section 5.49 as follows:

5.49

TRANSPORT TERMINAL
[ZNG/5364; ZNG/ 6194]

(AMENDED B/L 168-2018 Dec 19/2018;)

For a transport terminal, the following additional provisions shall apply:
.1

Lot Width – minimum

43.0 m

.2

Lot Area – minimum

3,200 m2

.50

Any lighting used to illuminate the transport terminal shall be full cut-off
lighting.

.55

Where an abutting lot is zoned Parks and Open Space Zone, Residential Zone 1,
or Hamlet Residential Zone, or occupied by a dwelling or dwelling unit a
screening fence with a minimum height of 1.80 m shall be provided along that
part of the lot line for the lot on which the transport terminal is located.

.60

A transport storage area shall be:
a) Setback from the front lot line a minimum of the required front yard depth
of the zone in which the lot is in, or 6.0 m, whichever is greater. The setback
shall be maintained as landscaped open space;
b) Setback from an exterior lot line, excluding a front lot line, a minimum of
3.0 m, except where said exterior lot line is located within 50 m of a Parks
and Open Space Zone, Residential Zone 1, or Hamlet Residential Zone, or a
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lot containing a dwelling, or dwelling unit, the setback from the exterior lot
line shall be a minimum of 11.30 m and said setback shall consist of a berm
with a minimum width of 11.30 m and a minimum height of 1.80 m. The
setback shall be maintained as landscaped open space;
c) Setback from an interior lot line a minimum of 0.90 m, except where said
interior lot line is located within 50 m of a Parks and Open Space Zone,
Residential Zone 1, or Hamlet Residential Zone, or a lot containing a
dwelling or dwelling unit, the setback from the interior lot line shall be a
minimum of 11.30 m and said setback shall consist of a berm with a
minimum width of 11.30 m and a minimum height of 1.80 m. The setback
shall be maintained as landscaped open space;
c) Graded and drained into a municipal sewer system to prevent the runoff of
surface water onto a street, alley, or abutting property;
d) Paved with asphalt, concrete, or any combination thereof, for that portion of
the transport storage area used to load, manoeuvre, repair, service, or
unload a motor vehicle, transport truck or transport trailer. The remainder
of the transport storage area shall be paved with asphalt or concrete, or
covered in gravel or similar aggregate, or any combination thereof; and
e) Maintained in good condition.
.62

Vehicular access shall be to/from a street by way of a driveway. Section 5.37
shall apply to such driveway and the requirement for an industrial use shall
apply.

.64

A curb shall bound the perimeter of the paved portion of the transport storage
area. Any curb shall be constructed of poured in place concrete, shall be
continuous and shall have a minimum width and height of 15.0 cm. Precast
concrete, rubber, plastic or other curbing or a parking stop that is not continuous
is prohibited. A curb cut or ramp for pedestrian or vehicular access, a curb cut
for drainage, or a curb with a height of less than 15.0 cm as a transition between
the paved and unpaved portions of a transport storage area, is permitted.

.66

A parking area may be located within a transport storage area and the
provisions of Section 5.34 shall apply, with necessary modifications for the safe
and efficient operation of the transport storage area and parking area.

.68

A refuse bin may be located within a transport storage area and shall be fully
screened by a screening fence having a minimum height of 1.80 m.

.70

Despite Section 5.33, for a transport terminal the required minimum number of
parking spaces shall be 5 parking spaces, or 1 parking space for every 45.0 m2
of gross floor area, whichever is greater.
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.90

The parking, repairing, servicing, or storing of a motor vehicle, transport truck,
or transport trailer within a required yard, required buffer strip, or a landscaped
open space is prohibited.

5. THAT Interim Control By-law 79-2019 BE REPEALED when the amending by-laws
that implement the amendments in Recommendations 2, 3, and 4 are in force.
Carried.

Moved by: Councillor Sleiman
Seconded by: Councillor Gill
Decision Number: DHSC 227
THAT Recommendation 3 in report S 170/2020 BE AMENDED by adding a site specific
exception for the parcel known municipally as 2650 Metcalfe Street to prohibit a
transport terminal on the parcel.
Carried.
Moved by: Councillor Sleiman
Seconded by: Councillor Gill
Decision Number: DHSC 228
THAT the City Planner PREPARE an Additional Information Memo to Council to revise
Recommendation 3 in Report S 170/2020 to add a site specific exception for 2445
Sydney regarding setback provision for a Transport Terminal.
Carried.
Report Number: S 170/2020
Clerk’s File: Z/13528
Clerk’s Note: The recommendation of the Standing Committee and Administration are
not the same. Additional information memo dated January 21, 2021 attached to report
S 170/2020.
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Council Report: S 170/2020

Subject: OPA & Rezoning - Transport Terminal Land Use Study - OPA
139 OPA/6195 Z-031/20 ZNG/6194 - City Wide
Reference:
Date to Council: December 14, 2020
Author: Adam Szymczak, MCIP, RPP
Senior Planner - Zoning
519-255-6543 x6250
aszymczak@citywindsor.ca
Planning & Building Services
Report Date: November 18, 2020
Clerk’s File #: Z/13528
To: Mayor and Members of City Council

Recommendation:
1. THAT the report titled “Transport Terminal Land Use Study” prepared by the City of
Windsor - Planning Division, dated 16 November 2020, and tabled at the November 16,
2020 meeting of the Development & Heritage Standing Committee as Appendix A to
Report S 146/2020 BE ACCEPTED.
2. THAT Volume 1 of the City of Windsor Official Plan BE AMENDED as follows:
2A) Add the following to the Chapter 2 – Glossary:
LONG
COMBINATION
VEHICLE ROUTE

Long Combination Vehicle Route refers to an approved route that
provides access to a freight terminal located within a defined distance
from a highway interchange for a Long Combination Vehicle.

TRANSPORT
TERMINAL

Transport Terminal means a premises used to dispatch, park, repair,
service, or store freight-carrying trucks and trailers.

TRUCK ROUTE

Truck Route means any highway designated as a “Truck Route” on
Schedule “H” to By-law 9148.
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2B) Add the following to Chapter 6 – Land Use:
TRANSPORT
TERMINAL
GUIDELINES

6.4.3.6

In addition to the policies in Sections 6.4.3.3, 6.4.3.4, and
6.4.3.5, the following additional policies shall be considered
when evaluating a Transport Terminal:
(a)

Prohibit the location of a Transport Terminal adjacent to,
or near, sensitive land uses, such as residential uses,
unless appropriate mitigation measures such as a berm,
noise barrier, or other buffering are in place to mitigate
noise, dust, and light pollution, and odours from the
Transport Terminal;

(b)

Discourage direct driveway access to/from a Transport
Terminal from/to Class II Arterial Road that serves as a
major commercial corridor to minimize traffic, noise, and
dust conflicts;

(c)

Encourage adjacency of a Transport Terminal to the truck
route network, including any designated long combination
vehicle route;

(c)

Encourage proximity of a Transport Terminal to rail,
airport, and water port facilities to maximize freight
intermodal opportunities;

(e)

Encourage proximity of a Transport Terminal to land uses
that generate freight trips to allow for efficient use of land
and infrastructure;

3. THAT Zoning By-law 8600 BE AMENDED as follows:
3A) Delete Section 5.99.97 and substitute with a new Section 5.99.97 as follows:
5.99.97

TRANSPORT TERMINAL
[ZNG/5364; ZNG/6194]

(ADDED B/L 169-2018 Dec 19/2018)

For a transport terminal, the following additional provisions shall apply:
.1

Lot Width – minimum

43.0 m

.2

Lot Area – minimum

3,200 m2

.50

Any lighting used to illuminate the transport terminal shall be full cut-off
lighting.

.55

Where an abutting lot is zoned Development Reserve District, Green District,
Residential District, or Institutional District, or occupied by a dwelling or
dwelling unit a screening fence with a minimum height of 1.80 m shall be
provided along that part of the lot line for the lot on which the transport
terminal is located.

.60

A transport storage area shall be:
a) Setback from the front lot line a minimum of the required front yard depth
of the zoning district in which the lot is in, or 6.0 m, whichever is greater.
The setback shall be maintained as a landscaped open space yard;
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b) Setback from an exterior lot line, excluding a front lot line, a minimum of
3.0 m, except where said exterior lot line is located within 50 m of a
development reserve district, green district, residential district, or
institutional district, or a lot containing a dwelling or dwelling unit, the
setback from the exterior lot line shall be a minimum of 11.30 m and said
setback shall consist of a berm with a minimum width of 11.30 m and a
minimum height of 1.80 m. The setback shall be maintained as a landscaped
open space yard;
c) Setback from an interior lot line a minimum of 0.90 m, except where said
interior lot line is located within 50 m of a development reserve district,
green district, residential district, or institutional district, or a lot containing
a dwelling or dwelling unit, the setback from the interior lot line shall be a
minimum of 11.30 m and said setback shall consist of a berm with a
minimum width of 11.30 m and a minimum height of 1.80 m. The setback
shall be maintained as a landscaped open space yard;
c) Graded and drained into a municipal sewer system to prevent the runoff of
surface water onto a street, alley, or abutting property;
d) Paved with asphalt, concrete or any combination thereof, for that portion of
the transport storage area used to load, manoeuvre, repair, service, or
unload a motor vehicle, transport truck or transport trailer. The remainder
of the transport storage area shall be paved with asphalt or concrete, or
covered in gravel or similar aggregate, or any combination thereof; and
e) Maintained in good condition.
.62 Vehicular access shall be to/from a street by way of an access area. Sections
25.5.30.2, 25.5.30.3, 25.5.30.5 and 25.5.30.6 shall apply to such access area
and any reference to a loading space or building shall include a transport
storage area.
.64 A curb shall bound the perimeter of the paved portion of the transport storage
area. Any curb shall be constructed of poured in place concrete, shall be
continuous and shall have a minimum width and height of 15.0 cm. Precast
concrete, rubber, plastic or other curbing or a parking stop that is not continuous
is prohibited. A curb cut or ramp for pedestrian or vehicular access, a curb cut
for drainage, or a curb with a height of less than 15.0 cm as a transition between
the paved and unpaved portions of a transport storage area, is permitted.
.66 A parking area may be located within a transport storage area and the
provisions of Section 25.5 shall apply, with necessary modifications for the safe
and efficient operation of the transport storage area and parking area.
.68 A refuse bin may be located within a transport storage area and shall be fully
screened by a screening fence having a minimum height of 1.80 m.
.90

The parking, repairing, servicing, or storing of a motor vehicle, transport truck
or transport trailer within a required yard or a landscaped open space yard is
prohibited.

3B) Delete Section 18 and substitute with a new Section 18 attached as Appendix 3B
to Report S 170/2020.
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3C) Add the following zoning districts to Section 19:

19.13 MANUFACTURING DISTRICT 2.13 (MD2.13)
[ZNG/6194]

19.13.1

PERMITTED USES
Ambulance Service
Loading Compound
Micro-Brewery
Public Parking Area
Railway
Self-Storage Facility
Towing Facility
Transport Terminal
Warehouse
Water Transportation Facility
For any lot located in an area bound by Wyandotte Street West to the north, Janette
Avenue to the east, Tecumseh Road West to the south and McKay Avenue to the west
and zoned MD2.13, the following shall be additional permitted uses:
Building Materials Recycling Store
Bulk Storage Facility
Contractor's Office
Equipment Rental Shop
Food Catering Service
Food Processing Facility
Laundry Plant
Manufacturing Facility
Medical Appliance Facility
Repair Shop – Heavy
Repair Shop – Light
Retail Store – Equipment & Supplies
Welding Shop
Any use accessory to any of the above uses

19.13.5

PROVISIONS
.4

Building Height – maximum
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14.0 m
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19.18 MANUFACTURING DISTRICT 2.18 (MD2.18)
[ZNG/6194]

19.18.1

PERMITTED USES
Loading Compound
Manufacturing Facility
Motor Vehicle Assembly Plant
Power Generation Facility
Public Parking Area
Railway
Research and Development Facility
Self-Storage Facility
Towing Facility
Transport Terminal
Warehouse
Any use accessory to the above uses, including a Retail Store.

19.18.5

PROVISIONS
.1

Lot Width – minimum

30.0 m

.4

Building Height – maximum

20.0 m

.5

Front Yard Depth – minimum

9.0 m

.7

Side Yard Width – minimum
From a side lot line that abuts a street or abuts a
lot on which a dwelling or dwelling unit is located

6.0 m

.8

Landscaped Open Space Yard – minimum

5% of lot area

.10

Gross Floor Area – Retail Store – maximum

20.0% of the GFA of
the main use

.50

For any lot abutting Pillette Road, a berm with a minimum width of 11.30 m
and a minimum height of 1.80 m shall be provided along the Pillette Road
frontage and such berm shall be maintained exclusively as a landscaped open
space yard.

3D) Replace the zoning symbol MD1.3 with MD2.13, the zoning symbol HMD1.3 with
HMD2.13 and the zoning symbol MD1.8 with MD2.18 on any zoning district map in
Schedule A to Zoning By-law 8600.
3E) Replace any reference to MD1.3 and MD1.8 in the text of Zoning By-law 8600 with
MD2.13 and MD2.18, respectively.
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3F) Add the following new clause to Section 20(1):
402. TRANSPORT TERMINAL – ADDITIONAL PERMITTED USE
A Transport Terminal shall be an additional permitted use and shall be subject to the
provisions of Section 5, Section 24, Section 25, and the Zoning District in which the
Transport Terminal is located within.
[ZDM 8, 11, 12; ZNG/6194]

and amend Zoning Districts Maps 8, 11 and 12 by adding specific zoning exception
symbol S.20(1)402 to the hatched areas identified as Subject Lands on the maps
attached as Appendix 3F to Report S 170/2020.
3G) Delete Section 20(1) 230 and substitute with the following clause:
230. SOUTHEAST CORNER OF MARENTTETE AVENUE AND
KAMPLOOPS STREET
For Part of Lots 89 and 90, Concession 3, known as Parts 1, 2 and 3, Plan 12R-12373
and Parts 3 and 4, Plan 12R-19349, an Outdoor Storage Yard and a Transport
Terminal shall be an additional permitted uses.
[ZDM 8; ZNG/ 6194]

(ADDED B/L 205-2008 Dec 11/2008;)

4. THAT Zoning By-law 85-18 BE AMENDED by deleting and substituting Section 5.49
with a new Section 5.49 as follows:
5.49
TRANSPORT TERMINAL
[ZNG/5364; ZNG/ 6194]

(AMENDED B/L 168-2018 Dec 19/2018;)

For a transport terminal, the following additional provisions shall apply:
.1

Lot Width – minimum

43.0 m

.2

Lot Area – minimum

3,200 m2

.50

Any lighting used to illuminate the transport terminal shall be full cut-off
lighting.

.55

Where an abutting lot is zoned Parks and Open Space Zone, Residential Zone 1,
or Hamlet Residential Zone, or occupied by a dwelling or dwelling unit a
screening fence with a minimum height of 1.80 m shall be provided along that
part of the lot line for the lot on which the transport terminal is located.

.60

A transport storage area shall be:
a) Setback from the front lot line a minimum of the required front yard depth
of the zone in which the lot is in, or 6.0 m, whichever is greater. The setback
shall be maintained as landscaped open space;
b) Setback from an exterior lot line, excluding a front lot line, a minimum of
3.0 m, except where said exterior lot line is located within 50 m of a Parks
and Open Space Zone, Residential Zone 1, or Hamlet Residential Zone, or a
lot containing a dwelling, or dwelling unit, the setback from the exterior lot
line shall be a minimum of 11.30 m and said setback shall consist of a berm
with a minimum width of 11.30 m and a minimum height of 1.80 m. The
setback shall be maintained as landscaped open space;
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c) Setback from an interior lot line a minimum of 0.90 m, except where said
interior lot line is located within 50 m of a Parks and Open Space Zone,
Residential Zone 1, or Hamlet Residential Zone, or a lot containing a
dwelling or dwelling unit, the setback from the interior lot line shall be a
minimum of 11.30 m and said setback shall consist of a berm with a
minimum width of 11.30 m and a minimum height of 1.80 m. The setback
shall be maintained as landscaped open space;
c) Graded and drained into a municipal sewer system to prevent the runoff of
surface water onto a street, alley, or abutting property;
d) Paved with asphalt, concrete, or any combination thereof, for that portion of
the transport storage area used to load, manoeuvre, repair, service, or
unload a motor vehicle, transport truck or transport trailer. The remainder
of the transport storage area shall be paved with asphalt or concrete, or
covered in gravel or similar aggregate, or any combination thereof; and
e) Maintained in good condition.
.62

Vehicular access shall be to/from a street by way of a driveway. Section 5.37
shall apply to such driveway and the requirement for an industrial use shall
apply.

.64

A curb shall bound the perimeter of the paved portion of the transport storage
area. Any curb shall be constructed of poured in place concrete, shall be
continuous and shall have a minimum width and height of 15.0 cm. Precast
concrete, rubber, plastic or other curbing or a parking stop that is not continuous
is prohibited. A curb cut or ramp for pedestrian or vehicular access, a curb cut
for drainage, or a curb with a height of less than 15.0 cm as a transition between
the paved and unpaved portions of a transport storage area, is permitted.

.66

A parking area may be located within a transport storage area and the
provisions of Section 5.34 shall apply, with necessary modifications for the safe
and efficient operation of the transport storage area and parking area.

.68

A refuse bin may be located within a transport storage area and shall be fully
screened by a screening fence having a minimum height of 1.80 m.

.70

Despite Section 5.33, for a transport terminal the required minimum number of
parking spaces shall be 5 parking spaces, or 1 parking space for every 45.0 m2
of gross floor area, whichever is greater.

.90

The parking, repairing, servicing, or storing of a motor vehicle, transport truck,
or transport trailer within a required yard, required buffer strip, or a landscaped
open space is prohibited.

5. THAT Interim Control By-law 79-2019 BE REPEALED when the amending by-laws
that implement the amendments in Recommendations 2, 3, and 4 are in force.

Executive Summary:
N/A
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Background:
Section 38(1) of the Planning Act permits a municipality to pass an interim control bylaw (ICBL) that prohibits the use of land, buildings or structures for such purposes as
set out in the by-law. This in effect “freezes” development (that is described by the bylaw) on the lands for a period not to exceed one year. An ICBL is an important planning
tool that allows the municipality to rethink its current land use policies by suspending
development that may end up conflicting with any new policy that may be developed.
However, in order to enact an ICBL, Council must direct that a review or study be
undertaken with respect to the existing land use policies in question.
Windsor’s Official Plan provides for the use of an ICBL, specifically it states that:
Council may pass Interim Control By-laws in accordance with the Planning
Act to control and restrict the use of land, buildings or structures within the
municipality or defined area, where council has directed that a review or
study be undertaken in respect of land use planning policies in the
municipality or defined area.
As part of an ongoing process to update Zoning By-law 8600, staff reviewed the MD1
and MD2 zoning districts. A gap in Zoning By-laws 8600 and 85-18 regarding Transport
Terminal in terms of a definition and applicable provisions was identified. On November
19, 2018, Council approved Housekeeping Amendment 2017-3 (Z-030/17 ZNG/5364).
After that approval, it became clear that there were issues regarding Transport Terminal
in the MD1 and MD2 zoning districts and M1 zones. Some zones permitted Transport
Terminal, some only allowed it as an accessory to a permitted main use, and some
prohibited the use. Some Transport Terminals were located in close proximity to
residential, institutional, and commercial uses causing negative impacts on those uses.
Complaints were received concerning unpaved lots, dust, draining, lighting, ponding of
water, and noise from trucks and tractor-trailers.
Federal and provincial regulatory changes require that drivers take appropriate breaks
from driving, requiring drivers to store their truck or tractor-trailer in a safe and secure
location. This increased demand for Transport Terminals in locations where they may
not be appropriate.
On June 3, 2019, Council approved Interim Control By-law 78-2019 and directed staff to
study the issues surrounding Transport Terminals. CR291/2019 states:
That Council authorize the City Planner to undertake a study and review of
Zoning Bylaws 85-18 and 8600 with respect to land use policies related to
a Transport Terminal with the City of Windsor.
The main purposes of doing the study is to ensure that Transport Terminal is
appropriately permitted or prohibited, that the provisions for a Transport Terminal are
consistent with the policy direction of the Official Plan, and that a Transport Terminal is
not detrimental to surrounding existing and potential land uses. It is acknowledged that
this is not just a regulatory problem, and that the study should not be limited to review of
the existing Zoning By-laws.

City Council Meeting - February 1, 2021
Page 436 of 458

Page 8 of 14

Discussion:
Recommendation 1 – Transport Terminal Land Use Study
The Transport Terminal Land Use Study (“Study”) was tabled at the November 16
meeting of the Development & Heritage Standing Committee (DHSC) to allow time for
DHSC members and the public to review the Study. The amendments recommended in
this report are based on the Study. The Study is divided into five parts:
Part 1 - Provides a brief introduction, a list of those departments and individuals who
provided feedback on the Study, and a list of abbreviations used in the Study.
Part 2 - Background describes the regulatory environment at the Federal, Provincial,
and Municipal levels regarding the freight transport sector. Changes to the regulatory
environment at the Federal and Provincial levels are driving demand for safe and
secure areas to park and store transport trucks.
Part 3 - Planning Framework is an in-depth review of applicable planning policies,
documents, and processes that provide the planning and land use basis for Part 4 of the
Study. The general policy direction of the Provincial Policy Statement (PPS) and the
City of Windsor Official Plan support Transport Terminal as a permitted use subject to
appropriate mitigation measures.
Part 4 - Moving Forward reviews various concerns and recommends various actions
that should be taken to satisfy the main purposes of the study. Actions include
additional policy direction in the Official Plan, various revisions to Zoning By-laws 8600
and 85-18 that will provide much clearer direction in terms of Transport Terminal,
Part 5 - Conclusion provides a summary of the study and groups actions by time frame.
Refer to the Study for a copy of Council Decision CR291/2019, Interim Control By-law
78-2019 and relevant excerpts from Zoning By-laws 8600 and 85-18.
Recommendation 1 accepts the Transport Terminal Land Use Study which
administration will rely on to implement various amendments.
Recommendation 2 - Official Plan Amendment 139
The Study notes that the “locational requirements in Section 6.4.3.3 of the Official Plan
serve as a starting point in providing policy direction on where a Transport Terminal
should be located”. These include sufficient separation or buffering from sensitive land
uses, access to an arterial road, provision of full municipal services, directing industrial
traffic away from residential areas, and access to designated truck routes.
However, the Study states that “further policy direction is required for a Transport
Terminal” to:


encourage access or adjacency to the truck route network, including long
combination vehicle (LCV) routes,



discourage direct driveway access to major commercial corridors to minimize
traffic conflicts and noise and dust issues,



encourage access or adjacency to rail, airport, and water port services to
maximize inter-modal opportunities,

City Council Meeting - February 1, 2021
Page 437 of 458

Page 9 of 14



prohibit or discourage a Transport Terminal from locating near sensitive land
uses such as residential areas unless appropriate mitigation measures such as
berms, noise barriers, or other buffering are in place to mitigate noise, dust, or
light pollution from the Transport Terminal.

Recommendations 2A and 2B implement Action 1 in the Study.
Recommendation 2A adds new definitions to the Glossary in Chapter 2.
Recommendation 2B adds additional policy direction in Chapter 6 – Land Use
concerning Transport Terminals. This proposed policy direction is consistent with the
Provincial Policy Statement (PPS) as discussed in the Study and is also consistent with
the general policy direction of the Official Plan.
Recommendation 3 - Zoning By-Law 8600 Amendments
Recommendation 3 are amendments to Zoning By-law 8600 that implement those
Actions identified for immediate implementation in the Study.
Recommendation 3A replaces the existing Transport Terminal provisions in Section
5.99.97 with revised provisions that are consistent with Actions 5 and 7 in the Study.
Recommendation 3B deletes all references to Transport Terminal as a prohibited main
use or permitted as an accessory use and by adding Transport Terminal (existing) as a
permitted main use. This removes the ambiguity between the prohibitions and permitted
use. The addition of existing Transport Terminal to the permitted uses recognizes
lawfully existing Transport Terminals as a permitted use and avoids any issues with
legal non-conforming use (LNCU) status; this allows the municipality to apply the
provisions to any expansions or redevelopments of existing Transport Terminals.
Recommendation 3B implements Actions 2 and 4 in the Study.
Recommendation 3C, 3D, and 3E implement Action 4 in the Study and have the effect
of reclassifying two MD1 zones (MD1.3 and MD1.8) to MD2 zones (MD2.13 and
MD2.18) to better align with the MD zoning districts.
Recommendation 3C moves MD1.3 and MD1.8 from Section 18 to Section 19 as
MD2.13 and MD2.18, respectively.
Recommendation 3D reclassifies MD1.3, HMD1.3, and MD1.8 as MD2.13, HMD1.3
and MD2.18 on the zoning district maps.
Recommendation 3E is a catch-all that replaces any references to MD1.3 and MD1.8
within the text of Zoning By-law 8600 with MD2.13 and MD2.18 respectively.
The future review of the MD1, MD2 and M1 zones identified in Action 3 in the Study
may alter or delete the MD2.13 and MD2.18 zoning districts.

City Council Meeting - February 1, 2021
Page 438 of 458

Page 10 of 14

Recommendation 3F and 3G implement Action 2 in the Study, which allows for
consideration “where a Transport Terminal shall be permitted as a main use provided
the Transport Terminal is consistent with existing planning policy in the PPS and OP,
and with the additional policy proposed by OPA 139.” This may apply to specific parcels
or defined areas.
The Planning Division has identified two areas where a Transport Terminal shall be
permitted as an additional main use notwithstanding the underlying MD1 zoning which
will only permit an existing Transport Terminal.
The first area includes those lands generally bounded by Marentette Avenue to the
west, just south of EC Row Avenue East to the north, Devon Drive to the east and, just
south of Kamloops Street to the south. The second area includes lands on the north
side of North Service Road between Central Avenue and the CPR tracks and small
pocket on the south side of Rhodes Drive between Pillette Road and Santerra
Stonecraft.
These areas are not adjacent to, and have sufficient separation from, sensitive land
uses, are adjacent to the truck route network, and are proximate to land uses, such as
other industrial uses, that generate freight trips. The second area between Central
Avenue and the CPR tracks is also proximate to rail facilities.
Recommendation 3F adds a new site specific provision to Section 20(1) that allows a
Transport Terminal as an additional permitted use and that the appropriate provisions in
Zoning By-law 8600 shall apply and identifies the areas in the maps in Appendix 3F to
which Section 20(1)402 will apply.
Recommendation 3G amends Section 20(1)230 by adding Transport Terminal as an
additional permitted use for lands on the south side of Kamloops at Marentette. This is
the southern portion of the lands describe above and avoids having overlapping site
specific provisions on the zoning district maps.
The site specific provision is an interim measure. The proposed review of the MD1,
MD2 and M1 zones identified in Action 3 in the Study may alter or delete the site
specific provision.
Recommendation 4 - Zoning By-Law 85-18 Amendments
Recommendation 4 is an amendment to Zoning By-law 85-18 that implements Actions 5
and 7 in the Study.
The only change proposed at this time to Zoning By-law 85-18 are revisions to the
Transport Terminal provisions in Section 5.49. Staff will include the M1 zone in the
review of the MD1 and MD2 zoning districts recommended in Action 3 of the Study.
This will ensure consistency in definitions, permitted and prohibited uses, and provisions
such as lot area, setbacks and so on, across the whole City. The proposed transport
terminal provisions for Zoning By-law 85-18 are consistent with the Zoning By-law 8600
provisions in Recommendation 3A.
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Recommendation 5 - Repeal of Interim Control By-law 78-2019
Interim Control By-law 78-2019 remains in force until June 2, 2021 unless repealed
earlier by Council. Recommendation 5 repeals Interim Control By-law 78-2019 when the
amending by-laws that implement the Official Plan Amendment and the Zoning By-law
Amendments are in force.
The amending by-laws will be brought to Council for final approval after Council has
reviewed and approved the staff recommendations, subject to any changes or additions
approved by Council.
When Interim Control By-law 78-2019 is repealed, any exemption requests that were
deferred by the Development & Heritage Standing Committee or City Council will expire.
If the amending by-laws are appealed, and Interim Control By-law 78-2019 expires,
Section 38(6.1) of the Planning Act states that:
“the interim control by-law continues in effect as if it had not expired until the date
of the order of the Tribunal or until the date of a notice issued by the Tribunal
under subsection 34 (23.1) unless the interim control by-law is repealed.”
Action 11 - Motor Vehicle Definitions and Gross Vehicle Weight Ratings
In the Study, Action 11 states that:
“Administration REVIEW motor vehicle definitions and gross vehicle weight
ratings (GVWR) in various municipal by-laws to ensure they are consistent with
provincial policies and regulations and AMEND the affected municipal by-laws
through the appropriate amendment process.”
Action 11 is identified for immediate implementation and requiring further review in the
Study, as some of the review would be conducted by other municipal departments.
It was originally anticipated that this report would recommend revisions to the Zoning
By-laws relating to motor vehicle definitions and gross vehicle weight ratings. However,
the Government of Ontario is considering changes to the Highway Traffic Act related to
e-bike and other matters that may require changes to various municipal by-laws.
Instead of bringing piecemeal amendments forward, Administration will conduct a more
thorough review of provincial policies and regulations when the changes to those
provincial policies and regulations are in force.

Risk Analysis:
N/A
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Climate Change Risks
Climate Change Mitigation:
In general, appropriately located transport terminals will minimize the impacts on the
Community greenhouse gas emissions as these developments create complete
communities and neighbourhoods while using currently available infrastructure. The site
plan approval stage will consider maximizing energy efficiency and conservation and
the promotion of active transportation.
Climate Change Adaptation:
Opportunities to increase resiliency for the development and surrounding area will be
reviewed during Site Plan Review (ex. Low Impact Design to address quantity and
quality of stormwater leaving the site).

Financial Matters:
N/A

Consultations:
Part 1 - Introduction in the Transport Terminal Land Use Study identifies municipal
departments and individuals that provided feedback on the Study.
Public Notice: Statutory notice will be advertised in the Windsor Star, a local daily
newspaper. The Development & Heritage Standing Committee is the public meeting as
required by the Planning Act.
The Transport Terminal Land Use Study was tabled at the November 16th meeting of
the Development & Heritage Standing Committee to provide time for review and
comment by the public. The Study will be considered concurrently with this report.
A courtesy notice was mailed to property owners that received an Order to Comply.

Planner’s Opinion:
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. The amendments have been evaluated for consistency with the Provincial
Policy Statement 2020 and conformity with the policies of the City of Windsor Official
Plan when OPA 139 is in effect.
Based on the Transport Terminal Land Use Study, and the comments in this report,
Official Plan Amendment 139 is consistent with the policy direction of the Provincial
Policy Statement and the proposed zoning amendments are consistent with the policy
direction of the Provincial Policy Statement and will be consistent with the City of
Windsor Official Plan once OPA 139 is in effect.
The proposed amendments constitute good planning.
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Conclusion:
The Transport Terminal Land Use Study explains the regulatory framework, the conflicts
caused by that framework, applicable planning policies, provisions, and processes, and
the conflicts and gaps in that planning framework, and recommends 11 actions that be
implemented to minimize the conflicts and eliminate the gaps.
This report implements Actions 1, 2, 4, 5, and 7 in the Transport Terminal Land Use
Study. The remaining Action items in the Study will be considered during other reviews
or studies, have budgetary implications, or require action by, or input from, other
municipal departments.
Action 11 will be considered in the future when proposed revisions to the Highway
Traffic Act are in force.

Planning Act Matters:
I concur with the above comments and opinion of the Registered Professional Planner.
Neil Robertson, MCIP, RPP
Manager of Urban Design

Thom Hunt, MCIP, RPP
City Planner

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

OC

Approvals:
Name

Title

Neil Robertson

Manager, Urban Design

Thom Hunt

City Planner

Wira Vendrasco

Deputy City Solicitor

Shelby Askin Hager

City Solicitor

Onorio Colucci

Chief Administrative Officer

Notifications:
Name

Address

Email

Appendices:
1 Appendix 3B - New Section 18 (Manufacturing Districts 1)
2 Appendix 3F - Rezoning Maps
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APPENDIX 3B
New Section 18 - Manufacturing District 1. (MD1.)
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Zoning By-law 8600

Section 18 – Manufacturing Districts 1.

Page 18.1

SECTION 18 - MANUFACTURING DISTRICTS 1. (MD1.)
(B/L 8614, Jun 23/1986; B/L 9057, Jul 7/1987; B/L 10238 May 30/1990; B/L 33-2001, OMB Decision/Order
No. 1716, Case No. PL010233, Oct 23/2001; B/L 370-2001 Nov 15/2001; B/L 363-2002, Dec 31/2002;
B/L 375-2004, Dec 21/2004; OMB Decision/Order No. 0055, Case No. PL040243, Jan 12/2005; B/L 324-2004,
OMB Decision/Order No. 1695, Jun 13/2006; B/L 141-2006, Aug 24/2006; B/L 142-2006, Aug 24/2006;
B/L 17-2009, Mar 3/2009;B/L 31-2013, Mar 28/2013; B/L 48-2014, Apr 14/2014; B/L 169/2018 Nov 19/2018)
[ZNG/3590; ZNG/4046; ZNG/5364; ZNG/6194]

18.1 MANUFACTURING DISTRICT 1.1 (MD1.1)
18.1.1

PERMITTED USES
Ambulance Service
Building Materials Recycling Store
Bulk Storage Facility
Contractor's Office
Equipment Rental Shop
Food Catering Service
Food Processing Facility
Laundry Plant
Manufacturing Facility
Medical Appliance Facility
Any of the following Ancillary Uses:
Automobile Sales Lot
Car Wash Automatic
Car Wash Coin Operated
Club (Existing)
Food Outlet - Take-Out

Micro-Brewery
Public Parking Area
Repair Shop - Heavy
Repair Shop - Light
Self-Storage Facility
Towing Service
Warehouse
Water Transportation Facility
Welding Shop

Gas Bar
Retail Store – Equipment & Supplies
Veterinary Office
Wholesale Store

Any of the following Existing Uses:
Transport Terminal
Any use accessory to any of the above uses, including a Caretaker's Residence.
18.1.3

PROHIBITED USES
Outdoor storage of aggregate

18.1.5

PROVISIONS
.4

Building Height – maximum

14.0 m

.5

Front Yard Depth – minimum

6.0 m

.7

Side Yard Width – minimum

.8

City of Windsor

a) From a side lot line that abuts a lot on which a
dwelling or dwelling unit is located

6.0 m

b) From an exterior lot line

3.0 m

Landscaped Open Space Yard – minimum

This by-law shall be read in its entirety
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18.2 MANUFACTURING DISTRICT 1.2 (MD1.2)
18.2.1

PERMITTED USES
Ambulance Service
Building Materials Recycling Store
Bulk Storage Facility
Business Office
Contractor's Office
Equipment Rental Shop
Food Catering Service
Food Processing Facility
Laundry Plant
Manufacturing Facility

Medical Appliance Facility
Micro-Brewery
Public Parking Area
Repair Shop - Heavy
Repair Shop – Light
Self-Storage Facility
Towing Service
Warehouse
Water Transportation Facility
Welding Shop

Any of the following Ancillary Uses:
Automobile Sales Lot
Car Wash Automatic
Car Wash Coin Operated
Club
Food Outlet - Drive-through
Food Outlet - Take-out
Gas Bar

Health Studio
Restaurant
Restaurant with Drive-through
Retail Store – Equipment & Supplies
Veterinary Office
Wholesale Store

Any of the following Existing Uses:
Transport Terminal
Any use accessory to any of the above uses, including a Caretaker’s Residence or a
Retail Store
18.2.3

PROHIBITED USES
Outdoor storage of aggregate

18.2.5

PROVISIONS
.4

Building Height – maximum

14.0 m

.5

Front Yard Depth – minimum

6.0 m

.7

Side Yard Width – minimum
a) From a side lot line that abuts a lot on which a
dwelling or dwelling unit is located

6.0 m

b) From an exterior lot line:

3.0 m

.8

Landscaped Open Space Yard – minimum

15.0% of lot area

.10

Gross Floor Area – Retail Store – maximum

25.0% of the GFA of
the main building

City of Windsor

This by-law shall be read in its entirety
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18.4 MANUFACTURING DISTRICT 1.4 (MD1.4)
18.4.1

PERMITTED USES
Ambulance Service
Bakery
Business Office
Commercial School
Food Catering Service
Food Packaging Facility

Manufacturing Facility
Medical Appliance Facility
Medical Office
Micro-Brewery
Professional Studio
Research and Development Facility

Any of the following Ancillary Uses:
Child Care Centre
Club
Convenience Store
Food Convenience Store
Food Outlet - Drive-through
Food Outlet - Take-out
Gas Bar

Health Studio
Personal Service Shop
Restaurant
Restaurant with Drive-through
Veterinary Office
Warehouse
Wholesale Store

Any of the following Existing Uses:
Motor Vehicle Dealership
Sports Facility
Transport Terminal
Any use accessory to any of the above uses, including a Retail Store
18.4.3

PROHIBITED USES
Outdoor Storage Yard

18.4.5

PROVISIONS
.1

Lot Width – minimum

30.0 m

.4

Building Height – maximum

20.0 m

.5

Front Yard Depth – minimum

9.0 m

.6

Rear Yard Depth – minimum
From a rear lot line that abuts a lot on which a
dwelling or dwelling unit is located

.7

6.0 m

Side Yard Width – minimum
From a side lot line that abuts a lot on which a
dwelling or dwelling unit is located or from a side
lot line that abuts a street

6.0 m

.8

Landscaped Open Space Yard – minimum

15.0% of lot area

.10

Gross Floor Area – Retail Store – maximum

20.0% of the GFA of
the main use

.50

All activities or uses shall take place entirely within a fully enclosed building.
This provision does not apply to the following activity or use: child care centre,
gas bar, loading space, outdoor eating area, parking area, parking space, sports
facility, or refuelling area.

City of Windsor

This by-law shall be read in its entirety
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18.5 MANUFACTURING DISTRICT 1.5 (MD1.5)
18.5.1

PERMITTED USES
Ambulance Service
Bakery
Business Office
Commercial School
Food Catering Service
Food Packaging Facility

Manufacturing Facility
Medical Appliance Facility
Medical Office
Micro-Brewery
Professional Studio
Research and Development Facility

Any of the following Ancillary Uses:
Child Care Centre
Club
Food Outlet - Take-Out
Health Studio

Restaurant
Warehouse
Wholesale Store

Any of the following Existing Uses:
Automobile Repair Garage
Motor Vehicle Dealership

Sports Facility
Transport Terminal

Any use accessory to any of the above uses, including a Retail Store
18.5.3

PROHIBITED USES
Outdoor Storage Yard

18.5.5

PROVISIONS
.2

Lot Area – minimum

4,000.0 m2

.4

Building Height – maximum

20.0 m

.5

Front Yard Depth – minimum

6.0 m

.6

Rear Yard Depth – minimum
From a rear lot line that abuts a street

6.0 m

.7

Side Yard Width – minimum

3.0 m

.8

Landscaped Open Space Yard – minimum

15.0% of lot area

.10

Gross Floor Area – Retail Store – maximum

20.0% of the GFA of
the main use

.50

Where a lot line abuts the E. C. Row Expressway right-of-way, a landscaped
open space yard having a minimum depth of 9.0 m from the E. C. Row
Expressway right-of-way shall be provided.

City of Windsor

This by-law shall be read in its entirety
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Zoning By-law 8600

Section 18 – Manufacturing Districts 1.

Page 18.5

18.6 MANUFACTURING DISTRICT 1.6 (MD1.6)
18.6.1

PERMITTED USES
Railway
Any use accessory to a Railway

18.6.5

PROVISIONS
.4

Building Height – maximum

14.0 m

18.7 MANUFACTURING DISTRICT 1.7 (MD1.7)
18.7.1

PERMITTED USES
Ambulance Service
Manufacturing Facility
Micro-Brewery
Research and Development Facility
Retail Store – Equipment & Supplies
Self-storage Facility
Warehouse
Wholesale Store
Any use accessory to the above uses, including a Retail Store
The following Ancillary Uses:
Automobile Sales Lot
Child Care Centre
Convenience Store
Food Convenience Store
Food Outlet - Take-Out
Gas Bar
Any use accessory to an Ancillary Use

18.7.5

Health Studio
Personal Service Shop
Restaurant
Veterinary Office
Wholesale Store

PROVISIONS
.1

Lot Width – minimum

30.0 m

.4

Building Height – maximum

20.0 m

.5

Front Yard Depth – minimum

9.0 m

.7

Side Yard Width – minimum
From a side lot line that abuts a street or abuts a
lot on which a dwelling or dwelling unit is located

6.0 m

.8

Landscaped Open Space Yard – minimum

5% of lot area

.10

Gross Floor Area – Retail Store – maximum

20.0% of the GFA of
the main use

.50

For any lot abutting Pillette Road or Plymouth Road, a berm with a minimum
width of 11.30 m and a minimum height of 1.80 m shall be provided along any
Pillette Road or Plymouth Road frontage and such berm shall be maintained
exclusively as a landscaped open space yard.
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APPENDIX 3F
Rezoning Maps
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