CITY OF WINDSOR MINUTES 12/14/2020

Development & Heritage Standing Committee Meeting

Date: Monday, December 14, 2020
Time: 1:00 o’clock p.m.
Members Present:
Councillors
Ward 3 - Councillor Bortolin (Chairperson)
Ward 4 - Councillor Holt
Ward 5 - Councillor Sleiman
Ward 7 - Councillor Gill
Ward 10 - Councillor Morrison
Members
Member Baker
Member Fratangeli
Member Gyemi
Member Moore
Member Rondot
Members Regrets
Member Bulmer
Member Foot
Member Miller
Clerk’s Note: Members participated via video conference, in accordance with Procedure By-law 982011 as amended, which allows for electronic participation during a declared emergency.
ALSO PARTICIPATING
ADMINISTRATION:

VIA

VIDEO

CONFERENCE

ARE

THE

Thom Hunt, City Planner
Wira Vendrasco, Deputy City Solicitor
Michael Cooke, Manager of Planning Policy / Deputy City Planner
Neil Robertson, Manager of Urban Design / Deputy City Planner
Rob Vani, Manager of Inspections / Deputy Chief Building Official
Jeff Hagan, Transportation Planning Senior Engineer
Patrick Winters, Development Engineer

FOLLOWING

FROM
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James Abbs – Planner III – Subdivisions
Kevin Alexander – Planner III – Special Projects
Christopher Aspila, Planner III – Policy & Special Studies
Greg Atkinson, Planner III – Economic Development
Laura Diotte, Planner III – Special Projects
Justina Nwaesei, Planner III – Subdivisions
George Robinson, Planner III – Site Plan Approval Officer
Adam Szymczak, Planner III – Zoning
Kristina Tang, Heritage Planner
Marianne Sladic, Clerk Steno Senior
Sandra Gebauer, Council Assistant
Anna Ciacelli, Supervisor of Council Services
Delegations—participating via video conference
Item 7.1 & 7.2
Item 7.3
Item 7.3
Item 7.4
Item 7.5
Item 7.5
Item 7.6
Item 7.6
Item 7.6
Item 7.6
Item 7.6
Item 7.7
Item 7.7
Item 7.7
Item 7.7
Item 7.7
Item 7.7
Item 7.7
Item 7.7
Item 7.7
Item 11.1
Item 11.2
Item 11.3
Item 11.7

Jeff Libby, Manager, Windsor Operation, Titanium Trucking Services Inc.
Harpreet Multani, Amex Freight; Jackie Lassaline, Planner; and Mark
McCloskey, McCloskey Engineering
Tim Ondejko, Royal Lepage
Anthony Rossi, Coco Group
Shane Lafontaine, RC Spencer
Daniel Branquet, Area Resident
Melanie Muir, Dillon Consulting
Brenda Gagnier, representing Property Owner Rose-Marie Gagnier
Paresh Jariwala, Area Resident
Jacqueline Roy-Proulx, Area Resident
Tom Porter, Solicitor representing Randy and Pam Churchill
Joshua Hurley-Burns and Karl Tanner, Dillon Consulting
Mike Greenwood, MIW Services
Al Conle, Area Resident
Aimee Allen, Area Resident
Suzanne Cayen, Area Resident
Lori Inverarity, Area Resident
Greg Allen, Area Resident
James Tuz, Area Resident
Yanying Wu, Area Resident
Settimo Vilardi, Architect
William Good, Solicitor, Rosati Group
Margot Forman, Area Resident
Jason Barker, Applicant
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The Chairperson calls the meeting of the Development & Heritage Standing Committee to order at
1:08 o’clock p.m.

2. DISCLOSURES OF PECUNIARY INTEREST AND THE GENERAL NATURE
THEREOF
None disclosed.

3. REQUEST FOR DEFERRALS, REFERRALS OR WITHDRAWALS
None requested.

4. COMMUNICATIONS
None presented.

8. ADOPTION OF THE MINUTES
8.1. Adoption of the Development & Heritage Standing Committee minutes of
its meeting held November 16, 2020
Moved by: Member Baker
Seconded by: Member Fratangeli
THAT the minutes of the Development & Heritage Standing Committee meeting held November 16,
2020 BE ADOPTED as presented.
Carried.
Report Number: SCM 332/2020
Clerk’s File: MB2020

10. HERITAGE ACT MATTERS
10.1. 2020 Updates on the Implementation of the Walkerville Heritage
Conservation District Study (Ward 4)
Kristina Tang, Heritage Planner, appears before the Development and Heritage Standing
Committee via video conference regarding the administrative report “2020 Updates on the
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implementation of the Walkerville Heritage Conservation District Study (Ward 4)” and provides
details relating to the Walkerville Heritage District Conservation Study as follows:
• Council approved that city staff proceed with the implementation of the Walkerville HCD
Study, and the Planning Department was also directed to prioritize the undertaking of the
Walkerville Districting Plan to prepare the capital projects in hopes of receiving federal grant
supports.
• The Districting Plan is non-statutory and focused on guiding public investments in the public
realm.
• Due to COVID-19, there have been delays in the project timelines.
• The Districting Plan is scheduled to wrap up in March 2021, and the HCD Study will begin in
the spring of 2021 with a report back to the Heritage Committee and Council in 2022.
• The project scope is only limited to conducting the HCD Study as the project is intended to
be a partnership with the community and not intended to have predetermined results.
• The Study boundary will include 1,731 properties with the boundary of the Detroit River to
the north, west of Walker Road to the east, Essex Terminal Railway line to the south and the
alley between Lincoln and Gladstone to the west.
• The project scope will also include conducting historical and documentary background
research, and consultation and stakeholder engagement outreach.
• Beyond the Districting Plan, engagement would be required with the property owners to
build interest and increase awareness in the project. The consultant would provide
recommendations on whether to refine the study area boundary and recommend a
Conservation District designation, to allow the area to remain as status quo, or to
recommend alternative heritage conservation tools not in the form of an HCD designation
and to recommend heritage designation and additions to the Windsor Municipal Heritage
Register.
Councillor Holt inquires as to the timeline, and he notes in the report that the HCD Study will not
move forward until the Districting Plan is completed. Councillor Holt requests clarification as to
whether that would be when the Districting Plan is finished and not yet implemented. Ms. Tang
indicates that the statement is correct as there are capital projects associated with the Districting
Plan, which would take some time to be executed.
Councillor Holt inquires as to what the proposal is to put together a local citizens group to help
guide this process and would the committee have any input regarding the makeup of this citizens
group. Ms. Tang indicates that administration has identified certain stakeholders, and at this point,
they have been recognized through the Walkerville Districting Plan. Ms. Tang adds that currently
they do not have a specific outline for the consultation component and are waiting for the
consultant to provide an outline related to the consultation program.
Thom Hunt, City Planner, appears before the Development and Heritage Standing Committee via
video conference regarding the administrative report “2020 Updates on the implementation of the
Walkerville Heritage Conservation District Study (Ward 4)” and indicates that the working groups
would be administrative in their makeup and the stakeholders have been identified already through
the process. Mr. Hunt adds that what is unknown is whether they would have a formalized steering
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committee that may be representative of individuals rather than stakeholders. Mr. Hunt indicates
that this would be best discussed at a future meeting when the consultant has been retained and
this would come back to the Standing Committee.
Lynn Baker requests clarification related to the overlap of the two studies. Ms. Tang responds that
the Districting Plan is the end goal to create capital projects that would improve the public spaces.
Ms. Tang adds that the overlap is the Districting Plan and the HCD Study, which would be some of
the consultation components property owners have referred to regarding public spaces, although
they have not been consulted about this and expectations for private spaces. Ms. Tang states that
another component is the boundaries of the Districting Plan, which is a significantly smaller
boundary than what they have in the HCD Study to the south up to the Essex Terminal Railway
Line, and a lot of those property owners will be consulted.
Councillor Gill inquires about the unknown cost of the Study. Mr. Hunt indicates that until they have
gone through the purchasing process, the actual number will not be known. Mr. Hunt adds that they
do anticipate that the funds committed for this will be sufficient but will wait for the response from
the RFP.

Moved by: Councillor Holt
Seconded by: Councillor Sleiman
Decision Number: DHSC 234
I.
THAT the report of the Heritage Planner regarding 2020 Updates on the Implementation of
the Walkerville Heritage Conservation District Study BE RECEIVED for information.
II.

THAT available funds in the Capital Project 7086006 (Heritage Planning) BE APPROVED
for the funding of the Walkerville Heritage Conservation District Study.
Carried.
Report Number: S 169/2020
Clerk’s File: MT2020

There being no further business the meeting of the Development & Heritage Standing Committee
(Heritage Act Matters) portion is adjourned at 1:25 o’clock p.m.
The Chairperson calls the Planning Act Matters portion of the Development & Heritage Standing
Committee meeting to order at 1:25 o’clock p.m.
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5.1. Minutes of the Development and Heritage Standing Committee (Planning
Act Minutes) Meeting held November 16, 2020
Moved by: Member Gyemi
Seconded by: Member Rondot
THAT the Planning Act minutes of the Development & Heritage Standing Committee meeting held
November 16, 2020 BE ADOPTED as presented.
Carried.
Report Number: SCM 347/2020
Clerk’s File: MB2020

6. PRESENTATION DELEGATIONS (PLANNING ACT MATTERS)
See Items 7.1, 7.2, 7.3, 7.4, 7.5, 7.6, and 7.7.

7. PLANNING ACT MATTERS
7.1. Transport Terminal Land Use Study - City Wide - Tabling
Moved by: Councillor Sleiman
Seconded by: Councillor Gill
Decision Number: DHSC 225 DHSC 211
THAT the tabled Transport Terminal Land Use Study, attached as Appendix A, BE RECEIVED for
information.
Carried.
Report Number: S 146/2020
Clerk’s File: Z/13528

7.2. 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
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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:
(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:
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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;
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.
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.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.
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
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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

14.0 m

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

Minutes
Development & Heritage Standing Committee
Monday, December 14, 2020
.8

Landscaped Open Space Yard – minimum

.10 Gross Floor Area – Retail Store – maximum

Page 11 of 29
5% of lot area
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]

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
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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;
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
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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.

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

7.3. Interim Control By-law Exemption 2020-12 - Amex Freight - 4455 Division
Road - Ward 9
Moved by: Councillor Gill
Seconded by: Member Rondot
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Decision Number: DHSC 229
1) THAT Council APPROVE the request of Lassaline Planning Consultants Inc. for an exemption
from the provisions of Interim Control By-law 78-2019 for the property at 4455 Division Road
(north side of Division Road, east of Walker Road).
2) THAT Council AMEND Interim Control By-law 78-2019 by adding to Section 6 the following:
l) 4455 Division Road
Part
Lot
97,
Concession
3,
designated
as
Part
1,
Plan
12R-7529
PIN 013510160; Roll No. 070-270-10700.
3) THAT the Site Plan Approval Officer BE DIRECTED to consider the following matters for
inclusion in an approved site plan:
a) Appropriate mitigation measures identified in a noise study;
b) For a Transport Storage Area, 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.
Carried.
Report Number: S 168/2020
Clerk’s File: AB2020

7.4. Zoning By-law Amendment Application for 1004 Pearson Avenue located
at the southeast corner of Pearson and Beverly Glen; Applicant: 1027458
Ontario Inc. File No. Z-028/20 [ZNG/6187]; Ward 7.
Moved by: Member Gyemi
Seconded by: Councillor Holt
Decision Number: DHSC 230
THAT an amendment to the Zoning By-law 8600 BE APPROVED, to change the zoning of the
lands located at the southeast corner of Pearson Avenue and Beverly Glen Street, described as
Part of Lots 41 and 42, Registered Plan 12M515, designated as Parts 1, 6 & 7, 12R-27363 and
northerly portion of Parts 2, 5 & 8 on 12R-27363, from Green District 1.1 (GD1.1) to Residential
District 2.3 (RD2.3).
Carried.
Report Number: S 172/2020
Clerk’s File: ZB/13951

7.5. Draft Plan of Subdivision Application 3638-3738 Howard Avenue SDN001/20 [SDN/6094]- Luigi Albano, Albano Holdings Inc., Imperial Developments
Inc., 2601817 Ontario Ltd., J. Rauti Developments Inc. - Ward 9
Moved by: Councillor Holt
Seconded by: Member Moore
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Decision Number: DHSC 231
I
THAT the application of Imperial Developments Inc., 2601817 Ontario Ltd., J. Rauti
Developments Inc. for Draft Plan of Subdivision approval of Part of Block A, Registered Plan
1259, City of Windsor; BE APPROVED on the following basis:
A

That this approval applies to the draft plan of subdivision, as shown on the attached
Drawing SDN001/20-1, which will facilitate the construction of 86 single detached
dwellings, a block for an Active Transportation Corridor, and a block for a storm water
management facility.

B.

That the Draft Plan Approval shall lapse on (3 years from the date of approval).

C.

That the Owners Shall submit for approval of the City Planner, a final draft M-Plan,
which shall include the names of all road allowances within the plan, as approved by
the Corporation.

D.

That the Owners undertakes to provide the following matters prior to the registration of
the final Plan of Subdivision:

a.

The Owners will include all items as set out in the results of circularization and other
relevant matters set out in CR 233/98 (Standard Subdivision Agreement).

b.

The Owners will create, prior to the issuance of a building permit, the following rightsof-way, in accordance with the approved Plan of Subdivision:
1. 22 m right-of-way for the extension of Holburn Street from the existing terminus of
Holburn Street to Howard Avenue;
2. 20m right of way for the new Streets “A”, “B”, “C”, and “D”

c.

The Owners and City agree to cost share the construction of the Holburn Street
extension, from the current stub westerly to Howard Avenue. The City agrees to
contribute construction costs associated with upgrading the road from a local to
collector road subject to approval by the Corporation’s City Council, based on a public
tender process satisfactory to the City Engineer.

d.

The Owners will convey a 0.3m reserve blocks along the north limit of Blocks 1, and
21, and along the south limit of 40, 54, 55, 70, 71 and 86 to the satisfaction of the City
Planner.

e.

The Owners will provide the following corner cut-offs on the approved Final Plan of
Subdivision:
4.6mx4.6m – Intersection of Holburn Street and Howard Avenue;
Intersection of Street A and Holburn Street;
Intersection of Street B and Holburn Street;
Intersection of Street C and Holburn Street;
Intersections of Street D and Holburn Street.
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The Owners will comply with all the following requirements relating to sidewalks:
Sidewalks will be constructed:
On both sides of Holburn Street;
On the East Side of Streets “A”, “B”, “C”,
On the outside (South, West and East sides) of Street “D”.
All to the satisfaction of the City Engineer and the City Planner;

g.

The Owners agrees to complete a revised Transportation Impact Study and
implement the study recommendations to the satisfaction of the City Engineer and
the Chief Building Official.

h.

The Owners shall provide a detailed servicing study report on the impact of the
increased flow to the existing municipal sewer systems to the satisfaction of the City
Engineer, prior to the issuance of a construction permit.
1. The study shall review the proposed impact and recommend solutions to
addressing the problems and ultimate implementation of solutions should there
be a negative impact to the system.
2. The study shall be finalized to the satisfaction of the City Engineer.

i.

The Owners(s) will:
1.
Undertake an engineering analysis to identify stormwater quality and quantity
measures as necessary to control any increases in flows in downstream
watercourses, up to and including the 1:100 year design storm, to the
satisfaction of the Municipality and the Essex Region Conservation Authority.
2.
Install stormwater management measures identified above, as part of the
development of the site, to the satisfaction of the City Engineer and the Essex
Region Conservation Authority.
3.
Obtain the necessary permit or clearance from the Essex Region Conservation
Authority prior to undertaking site alterations and/or construction activities.

j

The Owners shall agree to convey to the Corporation, 5% of the lands to be
developed, for park purposes or equivalent cash-in-lieu of parkland as permitted in
Section 51.1 of the Planning Act and in accordance with By-law 12780, as amended,
or any successor by-law to the satisfaction of the Executive Director of Parks and the
City Planner prior to the issuance of construction permits.

k

The Owners shall agree to convey gratuitously to the Corporation Block 88 on the
draft Plan of Subdivision (SDN 001/20-1) to the Corporation for the purposes of an
Active Transportation Corridor.

l.

The Owners shall agree to construct an Active Transportation Corridor over Block 88,
to the satisfaction of the City Engineer and the Executive Director of Parks and
Facilities.
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m.

The Owners shall agree to convey gratuitously to the Corporation Block 87 on the
draft Plan of Subdivision (SDN 001/20-1) for the purposes of municipal infrastructure
(Storm Water Management) to the satisfaction of the City Engineer and the City
Planner prior to the issuance of a construction permits.

n.

The Owners shall agree to gratuitously convey a 6m easement across Lot 17 on the
draft Plan of Subdivision (SDN 001/20-1) to the Corporation for the purposes of
municipal infrastructure (Storm Water Management) to the satisfaction of the City
Engineer and the City Planner prior to the issuance of a construction permits.

NOTES TO DRAFT APPROVAL (File: SDN-001/20)
1.
The applicant is directed to Section 51(39) of The Planning Act 1990 regarding
appeal of any imposed conditions to the Local Planning Appeal Tribunal. Appeals
are to be directed to the City Clerk and Licence Commissioner of the City of
Windsor.
2.
It is the applicant's responsibility to fulfil the conditions of draft approval and to
ensure that the required clearance letters are forwarded by the appropriate
agencies to the City of Windsor, to the attention of the Executive Director/City
Planner, quoting the above-noted file number.
3.
The applicant should consult with an Ontario Land Surveyor for this proposed plan
concerning registration requirements relative to the Certification of Titles Act.
4.
The final plan approved by the Corporation of the City of Windsor must be
registered within thirty (30) days or the Corporation may withdraw its approval
under Section 51(59) of The Planning Act 1990.
5.
All plans of subdivision/condominium are to be prepared and presented in metric
units and certified by the Ontario Land Surveyor that the final plan is in conformity
to the approved zoning requirements.
II

THAT the City Clerk and Licence Commissioner BE AUTHORIZED to issue the required
notice respecting approval of the draft plan of subdivision under Section 51(37) of The
Planning Act; and,

III

THAT prior to the final approval of the plan of subdivision by the Corporation of the City of
Windsor, the Executive Director/City Planner shall BE ADVISED, in writing, by the
appropriate agencies that conditions have been satisfied; and,

IV

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

V

THAT an amendment to City of Windsor Zoning By-law 8600 BE APPROVED, changing the
zoning of Block 87 on the Draft Plan of Subdivision, identified as SDN001/20-1 in this report
from Residential District 1.1 (RD1.1) to Green District (GD) 1.5 for the purposes of a storm
water detention facility.
Carried.
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Report Number: S 176/2020
Clerk’s File: ZP/13865

7.6. Zoning By-law Amendment to permit a Multiple Dwelling Development 3129 Lauzon Road ZNG-026/20 [ZNG/6173]- 2516053 Ontario Inc., - Ward 7
Moved by: Councillor Holt
Seconded by: Councillor Morrison
Decision Number: DHSC 232
I.
THAT By-law 103-20 (Residential Interim Control By-law) BE AMENDED To exempt that
portion of Part of Lot 127, Concession 2, known municipally as 3129 Lauzon Road; subject
to rezoning Z-025/20 ZNG/6173;
II.

THAT an amendment to City of Windsor Zoning By-law 8600 BE APPROVED, changing the
zoning of Part of Lot 127, Concession 2, known municipally as 3129 Lauzon Road; from
Residential District 1.1 (RD1.1) to Residential District (RD) 2.5, with the following additional
site specific regulations:
i.
Lot Area – Minimum – 15,000 m2
ii.
Interior Side Yard – where a habitable room window of any dwelling unit faces a side
lot line- Minimum – 20m
iii.
Building Height – Maximum – 12m
Carried.
Councillor Gill voting nay.
Report Number: S 177/2020
Clerk’s File: ZB/13918

7.7. Rezoning - AIPL Canada Holdings Inc. - 1200 -1220 University Avenue
West - Z-009/20 [ZNG/6070] - Ward 3
Moved by: Councillor Holt
Seconded by: Councillor Sleiman
Decision Number: DHSC 233
I. THAT Zoning By-law 8600 BE AMENDED by changing the zoning of land described as Part
Lot 73, Concession 1 (known municipally as 1200-1220 University Avenue West; Roll No. 040170-05400-000) situated on the north side of University Avenue West between Cameron
Avenue and Elm Avenue by adding the following site specific provisions to Section 20(1):
“392

NORTH SIDE OF UNIVERSITY AVENUE WEST, BETWEEN CAMERON AVENUE
AND ELM AVENUE
1. For lands comprising Part Lot 73, Concession 1 (Roll No. 040-170-05400) the
following additional provisions shall apply:
a) Required bicycle parking – minimum – 44 spaces;
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b) Notwithstanding Section 24.30.20.1 required bicycle parking spaces may be
located on a lot that abuts the uses they are intended to serve;
c) Minimum separation distance between a parking area and interior lot line shall
be 0 m;
d) Minimum separation distance between a parking area and a building wall
containing a habitable room window shall be 0 m; and
e) Minimum one-way lane width within an access area shall be 3.0 m.
2. For lands comprising Part Lot 73, Concession 1 (Roll No. 040-170-05400), Part 1 of
12R-28391 a multiple dwelling shall be an additional permitted use and the following
additional provisions shall apply:
a) A building without access to a paved street, municipal storm water outlet,
municipal sanitary sewer, municipal electrical service, and municipal water
service is permitted provided the required easement agreements are registered
on the title of both the subject and abutting property to provide access and
municipal services;
b) Notwithstanding Section 5.2.20.1 a maximum of 53 dwelling units shall have a
minimum gross floor area of 31.0 m2;
c) Building height – maximum – 19.0 m;
d) Amenity area – per dwelling unit – minimum – 10.0 m2;
e) Required parking – multiple dwelling – minimum – 1.0 space per dwelling unit;
f) Required visitor parking spaces for a multiple dwelling – minimum - 0 spaces;
and
g) Notwithstanding Section 24.26.1 required parking spaces may be located on a
lot that abuts the dwelling units they are intended to serve.
[ZDM 3; ZNG/6070]”; and
II.

THAT Council DECLARE Section 45(1.3) of the Planning Act, which restricts a person from
applying for a minor variance for a period of two years following a zoning by-law amendment
does not apply to an application for lands described as Lot 73, Concession 1, (Roll No. 040170-05400), known municipally as 1200-1220 University Avenue West; and,

III.

THAT the following matters BE ADDRESSED though Site Plan Control:
a. The owner provide proposed excavation and shoring details related to the
construction of the proposed multiple dwelling to the Detroit River Tunnel Partnership
(DRTP) for its review;
b. That a warning clause be inserted in all offers to purchase, agreements of purchase
and sale or lease and in the title deed or lease of each dwelling unit, warning
prospective purchasers or tenants of the existence of the Detroit River Tunnel
Partnership’s operating rail right-of-way; the possibility of alterations including the
possibility that Detroit River Tunnel Partnership may expand its operations, which
expansion may affect the living environment of the residents notwithstanding the
inclusion of noise and vibration attenuating measures in the design of the proposed
building and individual units, and that Detroit River Tunnel Partnership will not be

Minutes
Development & Heritage Standing Committee
Monday, December 14, 2020
c.

d.

e.

f.

g.

Page 20 of 29

responsible for complaints or claims arising from the use of its facilities and/or
operations;
That the owner implement the recommendations of the ‘Windsor Street Car Barns
Barrel-Roof Building—Initial Assessment and Recommendations’ letter prepared by
Jonathan Dee of John G. Cooke & Associates Ltd (JCAL), dated October 5, 2020,
and ‘Heritage Summary and Next Steps’ letter, prepared by Don Loucks of
Metropolitan Design Ltd, also dated October 5, 2020, satisfactory to the City Planner
and Chief Building Official, as a condition of the Site Plan Control approval. Should an
earlier/partial Site Plan Control approval be sought for 1200 University Avenue West,
the Owner must first still stabilize the Barrel Roof Building located at the rear of 1220
University Avenue West immediately, as a condition of the Site Plan Control
Approval, prior to any permit issuance;
That the owner submits designs for the new residential building, to the extent that it is
a matter of exterior design, which incorporate the findings of the Heritage Impact
Assessment and follow the Standards and Guidelines for the Conservation of Historic
Places in Canada;
A construction vibration control assessment report be conducted by a qualified
vibration engineer and structural engineer, to the satisfaction of the City Planner and
the Chief Building Official, as a condition of Site Plan Control approval prior to any
building permit issuance;
That the owner agrees to enter into a Heritage Conservation Easement with the City
for the conservation of the heritage properties 1200 University Ave West and 1220
University Ave West (including the Barrel Roof Building); and,
That ‘no parking’ signs on either side of the existing driveway be removed when
access to the site is reconfigured.

Carried.
Report Number: S 91/2020
Clerk’s File: ZB/13838

There being no further business the meeting of the Development & Heritage Standing Committee
(Planning Act Matters) portion is adjourned at 5:59 o’clock p.m.
The Chairperson calls the Administrative Items portion of the Development & Heritage Standing
Committee meeting to order at 5:59 o’clock p.m.

9. PRESENTATIONS AND DELEGATIONS (COMMITTEE ADMINISTRATIVE
MATTERS)
See Items 11.1, 11.2, 11.3, and 11.7.
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11.1. Ford City CIP/Building Facade Improvement CIP-1008 Drouillard Rd
Settimo Vilardi, Architect
Settimo Vilardi, Architect, appears via video conference before the Development and Heritage
Standing Committee regarding the administrative report “Ford City CIP/Building Facade
Improvement CIP-1008 Drouillard Rd.” and is available for questions.

Moved by: Councillor Sleiman
Seconded by: Councillor Holt
Decision Number: DHSC 235
I. THAT the request for incentives under the Ford City CIP Financial Incentive Programs made
by 2594756 Ontario Ltd. (c/o Kyle MacDonald), owner of the property located at 1008
Drouillard Road BE APPROVED, for the following incentive programs:
i.
Retail Investment Grant in the amount of $15,000 per ground floor retail unit);
ii.
Municipal Development Fees Grant in the amount of +/- $1,503.00
iii.
Building/Property Improvement Tax Increment Grant Program for 100% of the
municipal portion of the tax increment for up to 10 years (amount to be determined if
eligible);
II.

THAT subject to completion and review satisfactory to the City Planner, the request made by
2594756 Ontario Ltd. (c/o Kyle MacDonald), owner of the property located at 1008 Drouillard
Road, BE APPROVED for grants totalling a maximum of $15,000 in principle under the
Building Facade Improvement Program and Urban Design Guidelines for Main Streets
Community Improvement Plan;

III.

THAT should the renovations result in an increased assessment which would make this
application eligible for a property tax increment grant, Administration BE DIRECTED to
prepare the agreement between the City and 2594756 Ontario Ltd. (c/o Kyle MacDonald) to
implement the Building/Property Improvement Tax Increment Grant Program (only) in
accordance with all applicable policies, requirements 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;

IV.

THAT the CAO and City Clerk BE AUTHORIZED to sign the Grant Agreement(s) in content
satisfactory to the City Planner, in financial content to the satisfaction of the City Treasurer
and in form satisfactory to the City Solicitor;

V.

THAT grants BE PAID to 2594756 Ontario Ltd. (c/o Kyle MacDonald) upon completion of
improvements to the interior/exterior of the building through capital project 7181046 (The
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Ford City CIP) and facade improvements through reserve fund 156 (Community Facade
Improvement Program) to the satisfaction of the City Planner and Chief Building Official;
VI.

THAT grants approved SHALL LAPSE if the applicant has not completed the work and
fulfilled the conditions within 2 years of the approval date;

VII.

THAT the Building/Property Improvement Tax Increment Grant Program identified in Section
5.1 IMPLEMENTATION of the Ford City Community Improvement Plan (CIP) under Program
Details BE REVISED to reduce the annual grant (or tax increment) from at least $2,500 to
$500 for properties that are taxed at the “residential” tax rate; and to reduce the annual grant
(or tax increment) from at least $5000 to $1000 for all other tax categories.
Carried.
Report Number: S 142/2020
Clerk’s File: Z/13251

11.2. Request for exemption from Section 45(1.3) of the Planning Act to allow
a Minor Variance for 525 & 535 Cabana Road E -Ward 9
William Good, Solicitor, Rosati Group
William Good, Solicitor, Rosati Group, appears via video conference before the Development and
Heritage Standing Committee regarding the administrative report “Request for exemption from
Section 45(1.3) of the Planning Act to allow a Minor Variance for 525 & 535 Cabana Road E -Ward
9” and indicates that he fully endorses the administrative report and is available for questions.
Councillor Bortolin indicates that this item is a housekeeping measure and is brought forward due
to the timing of the Committee of Adjustment meeting.

Moved by: Councillor Holt
Seconded by: Councillor Morrison
Decision Number: DHSC 236
1. THAT the site located at 525 & 535 Cabana Road East, Part of Lot 15, Concession 5, situated
on the south side of Cabana Road East, BE EXEMPTED from the mandatory two-year period
where no applications for minor variance are permitted following a zoning bylaw amendment
under Section 45 (1.3) of the Planning Act, as per authority granted to Council under Section
45 (1.4) of the Planning Act.
Carried.
Report Number: S 154/2020
Clerk’s File: ZS/12438
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11.3. Close and Convey Part of the North/South Alley Between Dougall Ave
and Church St, From Liberty St to Beals St W - SAA/6064 - Applicant:
Raminderpreet Sidhu - Ward 1
Margot Forman, Area Resident
Margot Forman, area resident, appears via video conference before the Development and Heritage
Standing Committee regarding the administrative report “Close and Convey Part of the North/South
Alley between Dougall Ave. and Church St., from Liberty St. to Beals St. W. - SAA/6064 Applicant: Raminderpreet Sidhu – Ward 1” and expresses concern about the reasons for the alley
closure, the applicant’s property being a potential rental property, and the permanent structures
that have been erected that are part of their home.
Councillor Bortolin clarifies that the parcels can and will be made available for purchase, and no
one is being forced to purchase his/her portion of the alley. Councillor Bortolin adds that if a
property owner declines, then the neighbour across the alley can purchase the entire portion.
Councillor Gill inquires as to what happens if both parties do not wish to purchase their portion.
Chris Aspila, Senior Planner—Policy and Special Studies, appears via video conference before the
Development and Heritage Standing Committee regarding the administrative report “Close and
Convey Part of the North/South Alley between Dougall Ave. and Church St., from Liberty St. to
Beals St. W. - SAA/6064 - Applicant: Raminderpreet Sidhu – Ward 1” and indicates that if neither of
the abutting owners wish to purchase their portion of the alley, then the alley is still technically
owned by the city.

Moved by: Councillor Gill
Seconded by: Councillor Holt
Decision Number: DHSC 237
I.
THAT the 4.27 metre wide north/south alley located on the south side of Liberty Street and
north of Beals Street West, between Dougall Avenue and Church Street, and shown on
Drawing No. CC-1771 attached as Appendix “A”, BE ASSUMED for subsequent closure.
II.

THAT the 4.27 metre wide north/south alley located on the south side of Liberty Street and
north of Beals Street West, between Dougall Avenue and Church Street, and shown on
Drawing No. CC-1771 attached as Appendix “A”, BE CLOSED AND CONVEYED in two
equal halves, along the centre of the subject alley, to the abutting property owners, 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, MNSi and Enwin Utilities Ltd.

III.

THAT Conveyance Cost BE SET as follows:
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a. For alley abutting lands zoned RD1.4: $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.
IV.

THAT The City Planner BE REQUESTED to supply the appropriate legal description, in
accordance with Drawing Number. CC-1771, attached as Appendix “A”.

V.

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

VI.

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

VII. THAT the matter BE COMPLETED electronically pursuant to By-law Number 366-2003.
Carried.
Report Number: S 118/2020
Clerk’s File: SAA2020

11.7. Downtown CIP Grant Applications made by Baker Investments Limited
for 615 Pelissier Street, Ward 3
Jason Baker, Applicant
Jason Baker, Applicant, appears via video conference before the Development and Heritage
Standing Committee regarding the administrative report “Downtown CIP Grant Applications made
by Baker Investments Limited for 615 Pelissier Street, Ward 3” and is available for questions.

Moved by: Councillor Holt
Seconded by: Councillor Sleiman
Decision Number: DHSC 241
I. THAT the request made by Baker Investments Limited (Owner) for the proposed development
at 101-121 Wyandotte Street West, 601 Pelissier Street, 615 Pelissier Street, and 121
Wyandotte Street West to participate in:
a. the Building/Property Improvement Tax Increment Grant Program BE APPROVED for
100% of the municipal portion of the tax increment resulting from the proposed
development for five (5) years in accordance with the Downtown Windsor Enhancement
Strategy and Community Improvement Plan;
b. the Commercial/Mixed Use Building Facade Improvement Grant Program BE
APPROVED for a 50% matching grant to a maximum of $30,000 towards eligible costs
pursuant to the Downtown Windsor Enhancement Strategy and Community Improvement
Plan; and,
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c. the Upper Storey Residential Conversion Grant Program BE APPROVED for $15,000
towards eligible costs pursuant to the Downtown Windsor Enhancement Strategy and
Community Improvement Plan.
II.

THAT Administration BE DIRECTED to prepare the agreements between the City and Baker
Investments Limited (Owners) to implement the Building/Property Improvement Tax
Increment Grant Program in accordance with all applicable policies, requirements, and
provisions contained within the Downtown Windsor Enhancement Strategy and 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.

III.

THAT the CAO and City Clerk BE AUTHORIZED to sign the Grant Agreements.

IV.

THAT the grants under the Commercial/Mixed Use Building Facade Improvement Grant
Program and the Upper Storey Residential Conversion Grant Program for 101-121
Wyandotte Street West, 601 Pelissier Street, 615 Pelissier Street, and 121 Wyandotte Street
West BE PAID to Baker Investments Limited upon completion of the facade improvements
as shown in Appendix B to Report S174/2020 within eighteen (18) months from Council
approval subject to the satisfaction of the City Planner and Chief Building Official. Grant
funds to come from the City Centre Community Development Planning Fund (Project
#7011022).

V.

THAT should the facade improvements and upper storey residential units not be completed
in eighteen (18) months from Council approval, City Council AUTHORIZE that the funds be
uncommitted and made available for other applications.
Carried.
Report Number: S 174/2020
Clerk’s File: SPL/13981

11.4.
Brownfield Redevelopment Community Improvement Plan (CIP)
application submitted by Radhi Mohammad for 738 Wyandotte Street East
(Ward 4)
Moved by: Councillor Morrison
Seconded by: Councillor Sleiman
Decision Number: DHSC 238
I. THAT the request made by Radhi Mohammed to participate in the Environmental Site
Assessment Grant Program BE APPROVED for the completion of a proposed Phase II
Environmental Site Assessment Study for property located at 738 Wyandotte Street East
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 $7,700
based upon the completion and submission of a Phase II Environmental Site Assessment
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completed in a form acceptable to the City Planner and City Solicitor.
Carried.
Report Number: S 167/2020
Clerk’s File: Z/8955

11.5. University Avenue West and Wyandotte Street West – Tabling – Wards 2
and 3
Moved by: Councillor Morrison
Seconded by: Councillor Gill
Decision Number: DHSC 239
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.
Carried.
Report Number: S 178/2020
Clerk’s File: SPL/10759

11.6. Downtown CIP Grant Application Made by 5021089 Ontario Inc (Ray
Blanchard) for 477 Pelissier Street, Ward 3
Moved by: Councillor Sleiman
Seconded by: Councillor Gill
Decision Number: DHSC 240
I.
THAT the request made by 5021089 Ontario Inc (Owner) for the proposed development at
477 Pelissier Street to participate in the New Residential Development Grant Program BE
APPROVED for $17,500 towards eligible cost of creating seven (7) new residential units
pursuant to the Downtown Windsor Enhancement Strategy and Community Improvement
Plan;
II.

THAT the request made by 5021089 Ontario Inc (Owner) for the proposed development at
477 Pelissier Street to participate in the Building/Property Improvement Tax Increment Grant
Program BE APPROVED for 100% of the municipal portion of the tax increment resulting
from the proposed development of seven (7) new residential units and one (1) office unit in
an existing building for five (5) years in accordance with the Downtown Windsor
Enhancement Strategy and Community Improvement Plan;

III.

THAT the request made by 5021089 Ontario Inc (Owner) for the proposed development at
477 Pelissier Street to participate in the Building/Property Improvement Tax Increment Grant
Program as a LEED Bronze Certified Project BE APPROVED for 100% of the municipal
portion of the tax increment resulting from the proposed development for an additional five
(5) years in accordance with to the Downtown Windsor Enhancement Strategy and
Community Improvement Plan, subject meeting the LEED Bronze or higher Certification
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pursuant to the Downtown Windsor Enhancement Strategy and Community Improvement
Plan to the satisfaction of the City Planner;
IV.

THAT Administration BE DIRECTED to prepare an agreement between the City and
5021089 Ontario Inc (Owner) to implement the Building/Property Improvement Tax
Increment Grant Program in accordance with all applicable policies, requirements, and
provisions contained within the Downtown Windsor Enhancement Strategy and 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;

V.

THAT the CAO and City Clerk BE AUTHORIZED to sign the Grant Agreements;

VI.

THAT the grant under the New Residential Development Grant Program for 477 Pelissier
Street BE PAID to 5021089 Ontario Inc upon completion of the seven (7) new residential
units as shown on Appendix B to Report S 173/2020 within one (1) year of Council approval
subject to the satisfaction of the City Planner and Chief Building Official. Grant funds to
come from the City Centre Community Development Planning Fund (Project #7011022).

VII.

THAT should the proposed development not be completed in one (1) year, City Council
AUTHORIZE that the funds be uncommitted and made available for other applications; and,

VIII.

THAT the City Planner BE DELEGATED authority to approve the Site Plan Control
application for 477 Pelissier Street.
Carried.
Report Number: S 173/2020
Clerk’s File: ZS/13971

11.8. Downtown CIP Grant Applications made by 531 Pelissier Ltd. for 569
Pelissier St., 170 Wyandotte St., 548 Victoria Ave., Ward 3
Councillor Gill refers to the financial implications of this project and requests clarification.
Laura Diotte, Planner III – Special Projects, appears via video conference before the Development
and Heritage Standing Committee regarding the administrative report “Downtown CIP Grant
Applications made by 531 Pelissier Ltd. and 2695185 Ontario Ltd for 569 Pelissier St., 170
Wyandotte St., 0 Victoria Ave., Ward 3” and indicates that the fund will be depleted after the first
two applications that would include the $17,500 from 477 Pelissier St. and the $45,000 from 615
Pelissier St. with a balance of the fund for $5,615; and administration is requesting that a previous
grant approval that is not going forward be deemed uncommitted in the amount of $80,000, which
would cover the funds required for this application.
Councillor Gill inquires whether there is any information relating to the uncommitted funds, or will
the applicant have to reapply if they would like to put the application for development forward. Ms.
Diotte indicates that the applicant submitted the CIP application; however, there has been no
follow-up. Ms. Diotte adds that a letter was sent to the agent and owner advising them of the
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proposal to deem the funds uncommitted, and if they still want to move forward, they can resubmit
an application.
Moved by: Councillor Gill
Seconded by: Councillor Sleiman
Decision Number: DHSC 242
I.
THAT the request made by 531 Pelissier Ltd. and 2695185 Ontario Ltd (Owners) for the
proposed development at 569 Pelissier St., 170 Wyandotte St., 0 Victoria Ave. to participate
in:
a. the Building/Property Improvement Tax Increment Grant Program BE APPROVED for
100% of the municipal portion of the tax increment resulting from the proposed
development for five (5) years in accordance with the Downtown Windsor
Enhancement Strategy and Community Improvement Plan;
b. the Building/Property Improvement Tax Increment Grant Program BE APPROVED for
100% of the municipal portion of the tax increment resulting from the proposed
development for an additional five (5) years as a Catalyst Project in accordance with
the Downtown Windsor Enhancement Strategy and Community Improvement Plan;
c. the New Residential Development Grant Program BE APPROVED for $50,000
towards eligible costs pursuant to the Downtown Windsor Enhancement Strategy and
Community Improvement Plan.
II.

THAT Administration BE DIRECTED to prepare the agreements between the City and 531
Pelissier Ltd. and 2695185 Ontario Ltd (Owners) to implement the Building/Property
Improvement Tax Increment Grant Program in accordance with all applicable policies,
requirements, and provisions contained within the Downtown Windsor Enhancement
Strategy and 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.

III.

THAT the CAO and City Clerk BE AUTHORIZED to sign the Grant Agreements.

IV.

THAT CR305/2018 BE AMENDED BY DELETING the following approvals for SIND
Investments Ltd (Owner) at 0 Victoria:
a. Item I. c. the New Residential Development Grant Program; and,
b. Item I. e. the Retail Investment Grant Program.

V.

THAT the grants under the New Residential Development Grant Program for 569 Pelissier
St., 170 Wyandotte St., 0 Victoria Ave. BE PAID to 531 Pelissier Ltd. and 2695185 Ontario
Ltd upon completion of the new residential units as shown in Appendix B to Report S
175/2020 within five (5) year of Council approval subject to the satisfaction of the City
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Planner and Chief Building Official. Grant funds to come from the City Centre Community
Development Planning Fund (Project #7011022).
VI.

THAT should the development as shown in Appendix B to Report S175/2020 not be
completed in five (5) years of Council approval, City Council AUTHORIZE that the funds be
uncommitted and made available for other applications.

VII.

THAT the City Planner BE DELEGATED authority to approve the Site Plan Control
application for 569 Pelissier St., 170 Wyandotte St., 0 Victoria Ave.
Carried.
Report Number: S 175/2020
Clerk’s File: SPL/13982

12. COMMITTEE MATTERS
None presented.

13. QUESTION PERIOD
None registered.

14. ADJOURNMENT
There being no further business the meeting of the Development & Heritage Standing Committee
(Administrative Matters) is adjourned at 6:25 o’clock p.m.

Ward 3 - Councillor Bortolin
(Chairperson)

Supervisor of Council Services

CITY OF WINDSOR – MINUTES
Development & Heritage Standing Committee
(Planning Act Matters)
Date: Monday, December 14, 2020
Time: 1:00 pm
MEMBERS PRESENT:
Councillors:
Ward 3 - Councillor Bortolin (Chair)
Ward 4 - Councillor Holt
Ward 5 - Councillor Sleiman
Ward 7 - Councillor Gill
Ward 10 - Councillor Morrison

Members:
Member Gyemi
Member Moore
Member Rondot
Clerk’s NOTE: Members participated via video conference, in accordance with Procedure By-law
98-2011 as amended, which allows for electronic participation during a declared emergency.
ALSO PRESENT ARE THE FOLLOWING FROM ADMINISTRATION:
Wira H.D. Vendrasco, Deputy City Solicitor
Thom Hunt, City Planner/Executive Director
Michael Cooke, Manager of Planning Policy/Deputy City Planner
Neil Robertson, Manager of Urban Design/Deputy City Planner
Rob Vani, Manager of Inspections/Deputy Chief Building Official
Jeff Hagan, Transportation Planning Senior Engineer
Patrick Winters, Development Engineer
Adam Szymczak, Planner III – Zoning
Jim Abbs, Planner III - Subdivisions
Justina Nwaesei, Planner III – Subdivisions
George Robinson, Planner III – Site Plan Approval Officer
Greg Atkinson, Planner III – Economic Development
Laura Diotte, Planner III – Special Projects
Kristina Tang, Planner II – Heritage Planner
Chris Aspila, Planner III – Policy & Special Studies
Kevin Alexander, Planner III – Special Projects
Marianne Sladic, Clerk Steno Senior
Sandra Gebauer, Council Assistant
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Anna Ciacelli, Supervisor of Council Services

Delegations – Participating via video conference
See Section 6.

1.

CALL TO ORDER

The Chairperson calls the meeting of the Development & Heritage Standing Committee to order at
1:00 pm.

2. DISCLOURES OF PECUNIARY INTEREST AND THE GENERAL NATURE
THEREOF
None

3.

REQUEST FOR DEFERRALS, REFERRALS OR WITHDRAWALS

None

4.

COMMUNICATIONS

None

5.

ADOPTION OF THE PLANNING ACT MINUTES

5.1 Minutes of the Development & Heritage Standing Committee (Planning Act
Matters) minutes held November 16, 2020.
Moved by: Member Gyemi
Seconded by: Member Rondot
THAT the Minutes of the Development & Heritage Standing Committee meeting (Planning Act
Matters) meeting held November 16, 2020 BE ADOPTED as presented.
CARRIED, UNANIMOUSLY.
Report Number: SCM 347/2020
Clerk’s File: MB2020
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6.

PRESENTATION & DELEGATIONS (PLANNING ACT MATTERS)

Item 7.1 & 7.2
Item 7.3
Item 7.3
Item 7.4
Item 7.5
Item 7.5
Item 7.6
Item 7.6
Item 7.6
Item 7.6
Item 7.6
Item 7.7
Item 7.7
Item 7.7
Item 7.7
Item 7.7
Item 7.7
Item 7.7
Item 7.7
Item 7.7

7.
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Jeff Libby, Manager, Windsor Operation, Titanium Trucking Services Inc.
Harpreet Multani, Amex Freight; Jackie Lassaline, Planner; and Mark
McCloskey, McCloskey Engineering
Tim Ondejko, Royal Lepage
Anthony Rossi, Coco Group
Shane Lafontaine, RC Spencer
Daniel Branquet, Area Resident
Melanie Muir, Dillon Consulting
Brenda Gagnier, representing Property Owner Rose-Marie Gagnier
Paresh Jariwala, Area Resident
Jacqueline Roy-Proulx, Area Resident
Tom Porter, Solicitor representing Randy and Pam Churchill
Joshua Hurley-Burns and Karl Tanner, Dillon Consulting
Mike Greenwood, MIW Services
Al Conle, Area Resident
Aimee Allen, Area Resident
Suzanne Cayen, Area Resident
Lori Inverarity, Area Resident
Greg Allen, Area Resident
James Tuz, Area Resident
Yanying Wu, Area Resident

PLANNING ACT MATTERS

7.1 City of Windsor
Transport Terminal Land Use Study
City Wide
Adam Szymczak (author), Planner III – Zoning
Mr. Szymczak gives a detailed presentation of the study being tabled.
Moved by: Councillor Sleiman
Seconded by: Councillor Gil
Decision Number: DHSC 225 DHSC 211
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RECOMMENDATIONS
THAT the tabled Transport Terminal Land Use Study, attached as Appendix A, BE RECEIVED for
information.
Motion CARRIED
Report Number: S 146/2020
Clerk’s File: Z/13528

7.2 Z-031/20 [ZNG/6194] & OPA 139 [OPA/6195] – City of Windsor
Rezoning & Official Plan Amendment
City Wide – Transport Terminal Land Use Study
Adam Szymczak (author), Planner III – Zoning
Mr. Szymczak provides a presentation of the report.
Councillor Sleiman describes an area in his Ward that he feels doesn`t fit the criteria. Councillor
Gil inquires how the Study affect existing Transport Terminals and any new development. Member
Gyemi inquires about truck routes and proximity to them. Mr. Szymczak addresses the questions.
Mr. Jeff Libby – Titanium Trucking Service – Mr. Libby has been observing the meeting and has
one question and that is whether he falls under an existing transport terminal? Mr. Szymczak
advises there are actually two things; They’re listed as either MB1.2 or 1.1 but are also adding in
the zoning a site specific exemption to lands in that area because they meet both existing use and
proposed land use.
Moved by: Councillor Sleiman
Seconded by: Councillor Gil
Decision Number: DHSC 226
RECOMMENDATIONS
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:
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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:
(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
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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;
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.
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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:
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
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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

14.0 m

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
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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]

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
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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;
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.
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.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.

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.
Motion 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.
Motion CARRIED
Report Number: S 270/2020
Clerk’s File: Z/13528

7.3 Interim Control By-law Exemption 2020-12 – Amex Freight
4455 Division Rd
Ward 9
Adam Szymczak (author), Planner III – Zoning
Mr. Szymczak provides a presentation for ICB 2020-12
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Jackie Lassaline (Lassaline Planners) – agent – concurs with recommendations, except for part
3B. Ms. Lassaline provides a brief presentation then speaks to the issue with item 3B. Ms.
Lassaline requests the Committee consider removing Recommendation 3B as the issue will be
resolved with 3A with a noise barrier fence. Ms. Lassaline is available for questions.
Also available for questions are Mark McCloskey (architect) – McCloskey Engineering and Tim
Ondejko of Royal LePage Realty. Mr. Ondejko makes a statement promoting the approval of the
ICBL Exemption so it can proceed to Site Plan Control.
To delegates, Member Gyemi requested clarification on opposition to 3B and other matters. Ms.
Lassaline clarified her comments.
To Administration, Councillor Gil, Member Gyemi and Member Rondot question berms, setbacks
and recommendation 3B. These are addressed by Mr. Szymczak and Mr. Hunt for Site Plan
Control.
Moved by: Councillor Gill
Seconded by: Member Rondot
Decision Number: DHSC 229
RECOMMENDATIONS
1) THAT Council APPROVE the request of Lassaline Planning Consultants Inc. for an exemption
from the provisions of Interim Control By-law 78-2019 for the property at 4455 Division Road
(north side of Division Road, east of Walker Road).
2) THAT Council AMEND Interim Control By-law 78-2019 by adding to Section 6 the following:
l) 4455 Division Road
Part Lot 97, Concession
3, designated
as Part
1, Plan 12R-7529
PIN 013510160; Roll No. 070-270-10700.
3) THAT the Site Plan Approval Officer BE DIRECTED to consider the following matters for
inclusion in an approved site plan:
a) Appropriate mitigation measures identified in a noise study;
b) For a Transport Storage Area, 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.
Motion CARRIED
Report Number: S 168/2020
Clerk’s File: AB2020
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7.4 Z-028/20 [ZNG/6187] – 1027458 Ontario Inc
1004 Pearson Ave – Rezoning
Ward 7
Chair notes supplemental submissions received for Members pertaining to this application.
Justina Nwaesei (author), Planner III – Subdivisions
Ms. Nwaesei provides a detailed presentation of her report.
Mr. Anthony Rossi (Coco Group) available for questions.
Of Administration, Councillor Gil seeks clarification on dwelling type and parkland. Question is
addressed by Ms. Nwaesei along with comments from the Chair, Mr. Hunt, Councillor Morrison and
Mr. Winters. The Chair suggests Councillor Gil may pose question at next Council meeting
regarding parkland in that area.
Moved by: Member Gyemi
Seconded by: Councillor Holt
Decision Number: DHSC 230
RECOMMENDATIONS
THAT an amendment to the Zoning By-law 8600 BE APPROVED, to change the zoning of the lands located
at the southeast corner of Pearson Avenue and Beverly Glen Street, described as Part of Lots 41 and 42,
Registered Plan 12M515, designated as Parts 1, 6 & 7, 12R-27363 and northerly portion of Parts 2, 5 & 8
on 12R-27363, from Green District 1.1 (GD1.1) to Residential District 2.3 (RD2.3).

Motion CARRIED
Report Number: S 172/2020
Clerk’s File: ZB/13951

7.5 SDN-001/20 [SDN/61609487] – Luigi Albano, Albano Holdings Inc, Imperial
Developments Inc, 2601817 Ontario Ltd, J Rauti Developments Inc
3638-3738 Howard Ave – Draft Plan of Subdivision
Ward 9
The Chair notes additional submissions received for Member consideration on this application.
Jim Abbs (author), Planner III – Subdivisions
Mr. Abbs provides a detailed presentation of his report.
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Mr. Shane Lafontaine (agent) – RC Spencer – supports the recommendations and is available for
questions.
Mr. Daniel Branquist (resident) expresses concern over noise disruption and loss of privacy.
Inquires about mitigation for noise, dust and increased traffic with barriers, fencing, etc.
For Administration, Member Rondot, Member Gyemi, Councillor Gil and the Chair pose questions
regarding green space, noice mitigation, parkland conveyance, traffic and lighting. These are
addressed by Mr. Abbs, Mr. Shane Lafontaine and Mr. Winters.
Moved by: Councillor Holt
Seconded by: Member Moore
Decision Number: DHSC 231
RECOMMENDATIONS
I

THAT the application of Imperial Developments Inc., 2601817 Ontario Ltd., J. Rauti
Developments Inc. for Draft Plan of Subdivision approval of Part of Block A, Registered Plan
1259, City of Windsor; BE APPROVED on the following basis:
A

That this approval applies to the draft plan of subdivision, as shown on the attached
Drawing SDN001/20-1, which will facilitate the construction of 86 single detached
dwellings, a block for an Active Transportation Corridor, and a block for a storm water
management facility.

B.

That the Draft Plan Approval shall lapse on (3 years from the date of approval).

C.

That the Owners Shall submit for approval of the City Planner, a final draft M-Plan,
which shall include the names of all road allowances within the plan, as approved by
the Corporation.

D.

That the Owners undertakes to provide the following matters prior to the registration of
the final Plan of Subdivision:

a.

The Owners will include all items as set out in the results of circularization and other
relevant matters set out in CR 233/98 (Standard Subdivision Agreement).

b.

The Owners will create, prior to the issuance of a building permit, the following rightsof-way, in accordance with the approved Plan of Subdivision:
1. 22 m right-of-way for the extension of Holburn Street from the existing terminus
of Holburn Street to Howard Avenue;
2. 20m right of way for the new Streets “A”, “B”, “C”, and “D”

c.

The Owners and City agree to cost share the construction of the Holburn Street
extension, from the current stub westerly to Howard Avenue. The City agrees to
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contribute construction costs associated with upgrading the road from a local to
collector road subject to approval by the Corporation’s City Council, based on a public
tender process satisfactory to the City Engineer.
d.

The Owners will convey a 0.3m reserve blocks along the north limit of Blocks 1, and
21, and along the south limit of 40, 54, 55, 70, 71 and 86 to the satisfaction of the City
Planner.

e.

The Owners will provide the following corner cut-offs on the approved Final Plan of
Subdivision:
4.6mx4.6m – Intersection of Holburn Street and Howard Avenue;
Intersection of Street A and Holburn Street;
Intersection of Street B and Holburn Street;
Intersection of Street C and Holburn Street;
Intersections of Street D and Holburn Street.
The Owners will comply with all the following requirements relating to sidewalks:
Sidewalks will be constructed:
On both sides of Holburn Street;
On the East Side of Streets “A”, “B”, “C”,
On the outside (South, West and East sides) of Street “D”.
All to the satisfaction of the City Engineer and the City Planner;

f.

g.

The Owners agrees to complete a revised Transportation Impact Study and
implement the study recommendations to the satisfaction of the City Engineer and
the Chief Building Official.

h.

The Owners shall provide a detailed servicing study report on the impact of the
increased flow to the existing municipal sewer systems to the satisfaction of the City
Engineer, prior to the issuance of a construction permit.
1. The study shall review the proposed impact and recommend solutions to
addressing the problems and ultimate implementation of solutions should there
be a negative impact to the system.
2. The study shall be finalized to the satisfaction of the City Engineer.

i.

The Owners(s) will:
1.
Undertake an engineering analysis to identify stormwater quality and quantity
measures as necessary to control any increases in flows in downstream
watercourses, up to and including the 1:100 year design storm, to the
satisfaction of the Municipality and the Essex Region Conservation Authority.
2.
Install stormwater management measures identified above, as part of the
development of the site, to the satisfaction of the City Engineer and the Essex
Region Conservation Authority.
3.
Obtain the necessary permit or clearance from the Essex Region Conservation
Authority prior to undertaking site alterations and/or construction activities.
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The Owners shall agree to convey to the Corporation, 5% of the lands to be
developed, for park purposes or equivalent cash-in-lieu of parkland as permitted in
Section 51.1 of the Planning Act and in accordance with By-law 12780, as amended,
or any successor by-law to the satisfaction of the Executive Director of Parks and the
City Planner prior to the issuance of construction permits.

k

The Owners shall agree to convey gratuitously to the Corporation Block 88 on the
draft Plan of Subdivision (SDN 001/20-1) to the Corporation for the purposes of an
Active Transportation Corridor.

l.

The Owners shall agree to construct an Active Transportation Corridor over Block 88,
to the satisfaction of the City Engineer and the Executive Director of Parks and
Facilities.

m.

The Owners shall agree to convey gratuitously to the Corporation Block 87 on the
draft Plan of Subdivision (SDN 001/20-1) for the purposes of municipal infrastructure
(Storm Water Management) to the satisfaction of the City Engineer and the City
Planner prior to the issuance of a construction permits.

n.

The Owners shall agree to gratuitously convey a 6m easement across Lot 17 on the
draft Plan of Subdivision (SDN 001/20-1) to the Corporation for the purposes of
municipal infrastructure (Storm Water Management) to the satisfaction of the City
Engineer and the City Planner prior to the issuance of a construction permits.

NOTES TO DRAFT APPROVAL (File: SDN-001/20)
1.
The applicant is directed to Section 51(39) of The Planning Act 1990 regarding
appeal of any imposed conditions to the Local Planning Appeal Tribunal. Appeals
are to be directed to the City Clerk and Licence Commissioner of the City of
Windsor.
2.
It is the applicant's responsibility to fulfil the conditions of draft approval and to
ensure that the required clearance letters are forwarded by the appropriate
agencies to the City of Windsor, to the attention of the Executive Director/City
Planner, quoting the above-noted file number.
3.
The applicant should consult with an Ontario Land Surveyor for this proposed plan
concerning registration requirements relative to the Certification of Titles Act.
4.
The final plan approved by the Corporation of the City of Windsor must be
registered within thirty (30) days or the Corporation may withdraw its approval
under Section 51(59) of The Planning Act 1990.
5.
All plans of subdivision/condominium are to be prepared and presented in metric
units and certified by the Ontario Land Surveyor that the final plan is in conformity
to the approved zoning requirements.
II

THAT the City Clerk and Licence Commissioner BE AUTHORIZED to issue the required
notice respecting approval of the draft plan of subdivision under Section 51(37) of The
Planning Act; and,
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III

THAT prior to the final approval of the plan of subdivision by the Corporation of the City of
Windsor, the Executive Director/City Planner shall BE ADVISED, in writing, by the
appropriate agencies that conditions have been satisfied; and,

IV

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

V

THAT an amendment to City of Windsor Zoning By-law 8600 BE APPROVED, changing the
zoning of Block 87 on the Draft Plan of Subdivision, identified as SDN001/20-1 in this report
from Residential District 1.1 (RD1.1) to Green District (GD) 1.5 for the purposes of a storm
water detention facility.

Motion CARRIED
Report Number: S 176/2020
Clerk’s File: ZP/13865

7.6 Z-026/20 [ZNG/6173] – 2516053 Ontario Inc
3129 Lauzon Rd – Rezoning
Ward 7
Jim Abbs (author), Planner III – Subdivisions
Mr. Abbs provides a presentation of his report.
Ms. Melanie Muir (agent) – Dillon Consulting gives a brief description/presentation of the proposed
development. Ms. Muir notes agreement with recommendations, the concerns of/respect to the
neighbours and is available for questions.
The following residents and area representatives have come forward in opposition to the rezoning
application and proposed development:
Brenda Gagnier, representing mother-in-law Rose Marie Gangnier, and gives a presentation
Paresh Jariwala, providing a video presentation
Jacquieline Roy-Proulx, providing verbal presentation, and
Tom Porter (solicitor) representing Randy & Pam Churchill, also giving a presentation.
The residents/representatives have forwarded written opposition, along with over 200 signatures
from area residents noting concerns that include flooding, incompatibility with the neighbourhood,
insufficient storm & sewer ability, additional traffic & noise, infringement on privacy, reduction in
property value and the negative effect on the local ecosystem and habitat.
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Councillor Sleiman, the Chair, Councillor Gil, Member Moore, Councillor Holt, Councillor Morrison
and Member Gyemi inquire about the site, the rationale for approving rezoning in an established
neighbourhood, building height, density and any studies required, addressed by Mr. Abbs with input
from Patrick Winters. Ms. Muir addresses the concern over building height.
Moved by: Councillor Holt
Seconded by: Councillor Morrison
Decision Number: DHSC 232
RECOMMENDATIONS
I.

THAT By-law 103-20 (Residential Interim Control By-law) BE AMENDED To exempt that
portion of Part of Lot 127, Concession 2, known municipally as 3129 Lauzon Road; subject
to rezoning Z-025/20 ZNG/6173;

II.

THAT an amendment to City of Windsor Zoning By-law 8600 BE APPROVED, changing the
zoning of Part of Lot 127, Concession 2, known municipally as 3129 Lauzon Road; from
Residential District 1.1 (RD1.1) to Residential District (RD) 2.5, with the following additional
site specific regulations:
i.
Lot Area – Minimum – 15,000 m2
ii.
Interior Side Yard – where a habitable room window of any dwelling unit faces a side
lot line- Minimum – 20m
iii.
Building Height – Maximum – 12m

Motion CARRIED
Councillor Gil voting Nay
Report Number: S 177/2020
Clerk’s File: ZB/13918

7.7 Z-009/20 [ZNG/6070] – AIPL Canada Holdings Inc
1200-1220 University Ave W – Rezoning
Ward 3
Chair notes supplemental submissions received for members pertaining to this application.
Greg Atkinson (author), Planner III – Economic Development
Mr. Atkinson provides a presentation of his report.
Mr. Josh Hurley-Burns and Karl Tanner (agents) – Dillon Consulting – provide a brief presentation
and are in agreement with the recommendations from Administration. They are available for
questions.
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Shabeg Singh & Sartej Dhillon (applicants) each provide a brief introduction and are available for
questions.
Area residents and visitors comment. Mike Greenwood (MIW Services), Al Connelly, Aimee Allen,
Suzanne Cayen, Lori Inverarity, Greg Allen, James Tug and Yanying Wu show concerns over size
of rooms (too small), OP Sec 8., heat island, traffic flow (fire route & delivery), heritage building
concern, height of building, reduced amenity area, parking, congestion, sustainability and an
inferior development plan.
To delegates, Member Gyemi requests clarification on parking. Mr. Tanner advises there are 133
units and 238 parking spaces provided. There are no parking deficiencies.
To Administration, Member Gyemi, the Chair, Member Rondot seek clarification and expansion of
explanation of the proposed Concept Plan, heritage aspect, heritage protection, unit sizes, lost of
view protection, pedestrian access, severance of commercial to residential, alley access &
upgrades. Mr. Atkinson provides some explanation with the assistance of Kristina Tang (Heritage
Planner) noting that most issues are addressed and conditions placed during Site Plan Control
process.
Moved by: Councillor Holt
Seconded by: Councillor Sleiman
Decision Number: DHSC 233
RECOMMENDATIONS
I.

THAT Zoning By-law 8600 BE AMENDED by changing the zoning of land described as Part
Lot 73, Concession 1 (known municipally as 1200-1220 University Avenue West; Roll No. 040170-05400-000) situated on the north side of University Avenue West between Cameron
Avenue and Elm Avenue by adding the following site specific provisions to Section 20(1):
“392

NORTH SIDE OF UNIVERSITY AVENUE WEST, BETWEEN CAMERON AVENUE
AND ELM AVENUE
1. For lands comprising Part Lot 73, Concession 1 (Roll No. 040-170-05400) the
following additional provisions shall apply:
a) Required bicycle parking – minimum – 44 spaces;
b) Notwithstanding Section 24.30.20.1 required bicycle parking spaces may be
located on a lot that abuts the uses they are intended to serve;
c) Minimum separation distance between a parking area and interior lot line shall
be 0 m;
d) Minimum separation distance between a parking area and a building wall
containing a habitable room window shall be 0 m; and
e) Minimum one-way lane width within an access area shall be 3.0 m.
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2. For lands comprising Part Lot 73, Concession 1 (Roll No. 040-170-05400), Part 1 of
12R-28391 a multiple dwelling shall be an additional permitted use and the following
additional provisions shall apply:
a) A building without access to a paved street, municipal storm water outlet,
municipal sanitary sewer, municipal electrical service, and municipal water
service is permitted provided the required easement agreements are
registered on the title of both the subject and abutting property to provide
access and municipal services;
b) Notwithstanding Section 5.2.20.1 a maximum of 53 dwelling units shall have a
minimum gross floor area of 31.0 m2;
c) Building height – maximum – 19.0 m;
d) Amenity area – per dwelling unit – minimum – 10.0 m2;
e) Required parking – multiple dwelling – minimum – 1.0 space per dwelling unit;
f)

Required visitor parking spaces for a multiple dwelling – minimum - 0 spaces;
and

g) Notwithstanding Section 24.26.1 required parking spaces may be located on
a lot that abuts the dwelling units they are intended to serve.
[ZDM 3; ZNG/6070]”; and
II.

THAT Council DECLARE Section 45(1.3) of the Planning Act, which restricts a person from
applying for a minor variance for a period of two years following a zoning by-law amendment
does not apply to an application for lands described as Lot 73, Concession 1, (Roll No. 040170-05400), known municipally as 1200-1220 University Avenue West; and,

III.

THAT the following matters BE ADDRESSED though Site Plan Control:
a. The owner provide proposed excavation and shoring details related to the
construction of the proposed multiple dwelling to the Detroit River Tunnel Partnership
(DRTP) for its review;
b. That a warning clause be inserted in all offers to purchase, agreements of purchase
and sale or lease and in the title deed or lease of each dwelling unit, warning
prospective purchasers or tenants of the existence of the Detroit River Tunnel
Partnership’s operating rail right-of-way; the possibility of alterations including the
possibility that Detroit River Tunnel Partnership may expand its operations, which
expansion may affect the living environment of the residents notwithstanding the
inclusion of noise and vibration attenuating measures in the design of the proposed
building and individual units, and that Detroit River Tunnel Partnership will not be
responsible for complaints or claims arising from the use of its facilities and/or
operations;
c. That the owner implement the recommendations of the ‘Windsor Street Car Barns
Barrel-Roof Building—Initial Assessment and Recommendations’ letter prepared by
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Jonathan Dee of John G. Cooke & Associates Ltd (JCAL), dated October 5, 2020,
and ‘Heritage Summary and Next Steps’ letter, prepared by Don Loucks of
Metropolitan Design Ltd, also dated October 5, 2020, satisfactory to the City Planner
and Chief Building Official, as a condition of the Site Plan Control approval. Should
an earlier/partial Site Plan Control approval be sought for 1200 University Avenue
West, the Owner must first still stabilize the Barrel Roof Building located at the rear
of 1220 University Avenue West immediately, as a condition of the Site Plan Control
Approval, prior to any permit issuance;
d. That the owner submits designs for the new residential building, to the extent that it
is a matter of exterior design, which incorporate the findings of the Heritage Impact
Assessment and follow the Standards and Guidelines for the Conservation of Historic
Places in Canada;
e. A construction vibration control assessment report be conducted by a qualified
vibration engineer and structural engineer, to the satisfaction of the City Planner and
the Chief Building Official, as a condition of Site Plan Control approval prior to any
building permit issuance;
f. That the owner agrees to enter into a Heritage Conservation Easement with the City
for the conservation of the heritage properties 1200 University Ave West and 1220
University Ave West (including the Barrel Roof Building); and,
g. That ‘no parking’ signs on either side of the existing driveway be removed when
access to the site is reconfigured.
Motion CARRIED
Report Number: S 91/2020
Clerk’s File: ZB/13838

8.

ADJOURNMENT

There being no further business, the meeting of the Development & Heritage Standing Committee
(Planning Act Matters) is adjourned at 5:59 p.m.

Ward 3 – Councillor Bortolin
(Chairperson)

Thom Hunt
(Secretary)

