THE CITY OF

WiNDSOR CITY oOF WINDSOR AGENDA 7/04/2022

Development & Heritage Standing Committee Meeting

Date: July 4, 2022
Time: 4:30 o’clock p.m.

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

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

MEMBERS:
Ward 3 — Councillor Rino Bortolin (Chairperson)

Ward 4 — Councillor Chris Holt
Ward 5 — Councillor Ed Sleiman
Ward 7 — Councillor Jeewen Gill
Ward 10 — Councillor Jim Morrison
Lynn Baker

Andrew Foot

Joseph Fratangeli

Anthony Gyemi

John Miller

Dorian Moore

Jake Rondot
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ORDER OF BUSINESS

ltem #
1.

5.1.

7.1.

7.2.

7.3.

ltem Description
CALL TO ORDER

READING OF LAND ACKNOWLEDGEMENT

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

DISCLOSURES OF PECUNIARY INTEREST AND THE GENERAL NATURE
THEREOF

REQUEST FOR DEFERRALS, REFERRALS OR WITHDRAWALS

COMMUNICATIONS

ADOPTION OF THE PLANNING ACT MINUTES

Minutes of the Development and Heritage Standing Committee Meeting (Planning Act
Matters) held June 6, 2022 (SCM 160/2022)

PRESENTATION DELEGATIONS (PLANNING ACT MATTERS)

PLANNINGACTMATTERS

Rezoning - 1731952 Ontario Limited - 987 and 1003 California Avenue - Z-024/21
[ZNG/6484] - Ward 2 (S 28/2022)

Rezoning — Mohammad Naserian & Sara Etemad-Rad - 940 Cousineau - Z-013/22
ZNG/6733 - Ward 1 (S 72/2022)

Rezoning — City of Windsor - 542 Dougall — Z-042/21 - Ward 3 (S 68/2022)
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74.

10.

11.

11.1.

11.2.

12.

13.

14.

Zoning By-law Amendment Application for 2601 Lauzon Parkway, S/W CNR of Lauzon
Parkway and Enterprise Way; Applicant: JBM Capital Inc.; File No. Z-005/22, ZNG/6660;
Ward 8 (S 77/2022)

ADOPTION OF THE MINUTES

PRESENTATIONS AND DELEGATIONS (COMMITTEE ADMINISTRATIVE MATTERS)

HERITAGE ACT MATTERS

N/A

ADMINISTRATIVE ITEMS

Alley Closure between Spring Garden Road and Yorktown Avenue, and Partial Closure
of Yorktown Avenue R.O.W. from Malden Road to east limit of said alley (S 75/2022)

Repeal and Replace Alley Closure By-laws for part of the north/south alley between
Ontario Street and 825 Ford Boulevard (S 79/2022)

COMMITTEE MATTERS

QUESTION PERIOD

ADJOURNMENT
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Item No. 5.1

WINDSDR Committee Matters: SCM 160/2022

Subject: Minutes of the Development and Heritage Standing Committee Meeting
(Planning Act Matters) held June 6, 2022
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W NDsoR CITY OF WINDSOR — MINUTES

Development & Heritage Standing Committee
(Planning Act Matters)

Date: Monday, June 6, 2022
Time: 4:30 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: Councillor Morrison and Members Gyemi and Rondot participated via video
conference (Zoom), in accordance with Procedure By-law 98-2011 as amended, which allows for
electronic participation.

ALSO PARTICIPATING VIA VIDEO CONFERENCE ARE THE FOLLOWING FROM
ADMINISTRATION:

Jelena Payne, Commissioner of Economic Development & Innovation
Debbie Cercone, (Acting) Commissioner of Human & Health Services
Kirk Whittal, Executive Director of Housing & Children Services

Wira Vendrasco, Deputy City Solicitor — Legal & Real Estate

Michael Cooke, Manager of Planning Policy / Deputy City Planner
Neil Robertson, Manager of Urban Design / Deputy City Planner
Barbara Rusan, Manager of Policy & Regulatory Services / Deputy Chief Building Official
Jeff Hagan, Transportation Planning Senior Engineer

Robert Perissinotti, Development Engineer

Jim Abbs, Planner Ill — Subdivisions

Kevin Alexander, Planner Ill — Special Projects

Justina Nwaesei, Planner 1l — Subdivisions

Laura Strahl, Planner Il — Special Projects

Kristina Tang, Planner Il — Heritage

Adam Szymczak, Planner Ill — Zoning
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Development & Heritage Standing Committee
Monday, June 6, 2022 Page 2 of 27

Marianne Sladic, Clerk Steno Senior
Sandra Gebauer, Council Assistant

ALSO PARTICIPATING IN COUNCIL CHAMBERS ARE THE FOLLOWING FROM
ADMINISTRATION:

Thom Hunt, City Planner
Anna Ciacelli, Deputy City Clerk / Supervisor of Council Services

1. CALL TO ORDER

The Chairperson calls the meeting of the Development & Heritage Standing Committee (Planning
Act Matters) to order at 4:49 pm.

2. DISCLOURES OF PECUNIARY INTEREST AND THE GENERAL NATURE
THEREOF

Councillor Gill discloses an interest and abstains from voting on Item 7.6 being the report of the
Office of the Commissioner of Economic Development & Innovation dated May 17, 2022 entitled
“Approval of a Draft Plan of Subdivision for lands located on the south side of North Talbot Rd,
between Southwood Lakes Blvd and HWY 401; File No. SDN-001/21[SDN/6575]; Applicant —
Bellocorp Inc.; Ward 1,” as one of his employees' spouse (his brokerage) is the architect for this
application.

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 May 2, 2022.

Moved by: Councillor Sleiman
Seconded by: Member Gyemi
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THAT the Minutes of the Development & Heritage Standing Committee meeting (Planning Act
Matters) meeting held May 2, 2022 BE ADOPTED as presented.

CARRIED, UNANIMOUSLY.

Report Number: SCM 136/2022

5.2. Adoption of the Development & Heritage Standing Committee minutes of
its Special Meeting (Planning Act Members only) held May 10, 2022

Moved by: Councillor Sleiman
Seconded by: Member Gyemi

THAT the minutes of the Development & Heritage Standing Committee of its Special Meeting
(Planning Act Members only) held May 10, 2022 BE ADOPTED as presented.
Carried.

Report Number: SCM 148/2022

6. PRESENTATION & DELEGATIONS (PLANNING ACT MATTERS)

ltem 7.1 Jim Dyment, Municipal Planning Consultants

Item7.1& 7.5 Andi Shallvari, CPA

Item 7.2 Jacob Dickie, Agent, Urban in Mind

Item 7.3 & 7.6 Tracey Pillon-Abbs, Principal Planner

Item 7.4 Brian Chillman, Solicitor representing applicant St. Clair-Rhodes Development
Item 7.5 Beau Wansbrough, Agent for Applicant

Item 7.6 Tosin Bello, Applicant; and Chintan Virani, Architect

7. PLANNING ACT MATTERS

7.1 Z-019/22 [ZNG/6756] & OPA 159 [OPA/6757] — City of Windsor
City Wide — Rezoning & Official Plan Amendment

Laura Strahl (author), Planner 11l — Special Projects

Ms Strahl gives a presentation on the changes and updates to the by-law with Jim Dyment of
Municipal Planning Consultants providing additional information.

Moved by: Councillor/Member
Seconded by: Councillor/Member
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Decision Number: DHSC 397
RECOMMENDATIONS

1. THAT the reports titled “MRICBL Background Study” prepared by Municipal Planning
Consultants, dated April 2022, attached as Appendix A to Report S64/2022 BE ACCEPTED.

2. THAT Volume 1: The Primary Plan of the City of Windsor Official Plan (“Official Plan”) BE
AMENDED as follows:

2A) Change the text of the Official Plan as follows:
a) “Commercial Corridor” changes to “Mixed Use Corridor”
b) “Commercial Centre” changes to “Mixed Use Centre”
c) “Mixed Use” changes to “Mixed Use Node”; and

THAT Schedule A-1: Special Policy Areas of the Official Plan IS AMENDED by adding the Mature
Neighbourhoods designation as shown on Schedule A-1-1 attached to this report; and,

THAT Schedule D: Land Use of the Official Plan IS AMENDED by changing the names of the
designations in the Legend as follows:

i. “Commercial Corridor” changes to “Mixed Use Corridor”

ii. “Commercial Centre” changes to “Mixed Use Centre”

iii. “Mixed Use” changes to “Mixed Use Node”; and

THAT Schedule D: Land Use of the Official Plan IS FURTHER AMENDED by changing the existing
land use designations to the Mixed Use Corridor, Mixed Use Centre, and Mixed Use Node
designations as shown on Schedule D-1 attached to this report.

2B) Add the following to the Chapter 6 — Land Use:
RESIDENTIAL 6.1.14 To direct residential intensification to those areas of the City

INTENSIFICATION . .. . .
where transportation, municipal services, community
facilities and goods and services are readily available

2C) Delete 6.3.1.3 and replace it with the following:

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

2D) Delete 6.3.2.1 and replace it with the following:
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PERMITTED 6.3.2.1 Uses permitted in the Residential land use designation
UsEs identified on Schedule D: Land Use include Low Profile and

Medium Profile dwelling units.

High Profile Residential Buildings shall be directed to locate
in the City Centre, Mixed Use Centres and Mixed Use
Corridors.

2E) Delete 6.3.2.3 and replace it with the following:

TYPES OF 6.3.2.3 For the purposes of this Plan, Low Profile housing
h%VL‘J’SFI’EgF'LE development is further classified as follows:

(@) small scale forms: single detached, semi-detached,
duplex and row and multiplexes with up to 8 units.
2F) Delete 6.3.2.4 and replace it with the following:

LOCATIONAL 6.3.2.4 Residential intensification shall be directed to the Mixed Use
CRITERIA Nodes and areas generally within 200 metres of those
Nodes. Within these areas mid-profile buildings, up 4
storeys in height shall be permitted. These taller buildings
shall be designed to provide a transition in height and
massing from low-profile areas. Residential development
shall be located where:
(a) thereis access to a collector or arterial road;
(b) full municipal physical services can be provided,;
(c) adequate community services and open spaces are
available or are planned; and
(d) public transportation service can be provided.

2G) Delete 6.3.2.5 (c) and replace it with the following:

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

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

2H) Delete 6.3.2.5 (f) and replace it with the following:
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() facilitating a gradual transition from Low Profile residential
development to Medium and/or High profile development and
vice versa, where appropriate. In accordance with Design
Guidelines approved by Council.

21) Delete 6.3.2.9 and replace it with the following:

(’\;E'GHBOURHOOD 6.3.2.9 Neighbourhood Commercial uses shall be encouraged to
Eonue locate in Mixed Use Nodes as shown on Schedule J. Ideally
CRITERIA these uses would form part of a multi-use building with

residential uses located above or behind the non-residential

uses on the street front.

At the time of submission, the proponent shall demonstrate

to the satisfaction of the Municipality that a proposed

Neighbourhood Commercial development within a

designated Residential area is:

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

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

(i)  adjacent to sources of nuisance, such as noise,
odour, vibration and dust;

(i) within a site of potential or known contamination;

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

(v) adjacent to heritage resources; and

(vi) where market impact is identified as a municipal
concern;

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

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

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

(e) provided with adequate off-street parking.

2J) Delete 6.3.2.17 and replace it with the following:
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HERITAGE 6.3.2.17 Council shall encourage the retention, restoration and
CONSERVATION

sensitive renovation of historic and/or architecturally
significant residential buildings in accordance with the
Heritage Conservation chapter of this Plan.

Infill and intensification within Mature Neighbourhoods,
shown on Schedule A-1, shall be consistent with the built
form, height, massing, architectural and landscape of the
area. Council will adopt Design Guidelines to assist in the
design and review of development in these areas.

2K) Delete 6.3.2.29 and replace it with the following:

COMPATIBLE
ADDITIONAL
UNITS

6.3.2.29 The creation of additional units through renovation or
redevelopment in existing residential neighbourhoods shall
be done in a manner that is compatible and complimentary
to the character of the neighbourhood. The Zoning By-law
will establish regulations for height, density, and massing
that will preserve the character of stable neighbourhoods.
Council will adopt Design Guidelines to assist in the design
and review of development applications within existing
stable neighbourhoods.

2L) Delete 6.5 and replace it with the following:

6.5 Commercial
Commercial lands provide the main locations for the purchase and sale of goods
and services. In order to strengthen Windsor’'s economy, ensure convenient access
and address compatibility concerns, Commercial land uses are provided under
three designations on Schedule D: Mixed Use Centre, Mixed Use Corridor and
Mixed Use Nodes.

Over the lifetime of this Plan, the Mixed Use Centres will evolve to become vibrant
mixed-use commercial and residential areas. Ideally, the predominant form of new
or redeveloped housing should be medium and high-density residential buildings
with ground floor and possibly second floor commercial uses and upper floor
residential dwellings.

The following objectives and policies establish the framework for development
decisions in all Commercial areas.
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2M) Add the 6.5.1.8 to the Chapter 6 — Land Use:

RESIDENTIAL
INTENSIFICATION

6.5.1.8

To promote residential intensification with medium and high
profile buildings to meet the housing needs of the City in
appropriate areas where municipal services, transit and
employment are in proximity.

2N) Delete 6.5.2.2 and replace it with the following:

RESIDENTIAL
AND ANCILLARY
USES

6.5.2.2

Medium and high profile residential uses either as stand-
alone buildings or part of a commercial-residential mixed use
buildings shall be integrated within the Mixed Use Centres in
a manner that creates a mixed-use community in a modern
and attractive urban environment.

Institutional uses, community, cultural, recreational and
entertainment facilities shall be permitted in stand-alone
buildings, or in mixed-use buildings/developments. Hotels,
institutional uses, community, cultural, recreational and
entertainment facilities may be located on individual sites, or
form part of a larger, comprehensively planned retail
commercial centre.

In addition to the uses permitted above, Council may permit
ancillary Open Space and Major Institutional uses in areas
designated as Mixed Use Centre on Schedule D: Land Use
without requiring an amendment to this Plan provided that:

(@) the ancillary use is clearly incidental and secondary to,
and complementary with, the main commercial use;
and

(b) the development satisfies the policies for the proposed
land use.

20) Add 6.5.2.6 (i) to 6.5.2.6:

® Council will adopt Design Guidelines that will assist in the
design and review of development applications in a manner

that will ensure implementation of these policies.

(ii)
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2P) Delete 6.5.3 and replace it with the following:

The Mixed Use Corridor land use designation is intended for areas which are
designed for vehicle oriented Mixed Use uses. Mixed Use Corridors take the form
of Mixed Use strips along Arterial and Collector roads within Windsor. These Mixed
Use Corridors are expected to provide people-oriented employment and to
accommodate higher density/intensity development, while maintaining a broad mix
of land uses that support investment in transit and the achievement of complete
communities.

2Q) Delete 6.5.3.1 and replace it with the following:

PERMITTED
USES

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

Medium and High profile residential uses either as stand-
alone buildings or part of a commercial-residential mixed
use buildings shall be throughout the Corridors.

2R) Delete 6.5.3.3 and replace it with the following:

STREET
PRESENCE

6.5.3.3 Council will encourage Mixed Use Corridor development to
provide a continuous street frontage and presence.

Accordingly, development along a Mixed-Use Corridor shall

be:

(@) no more than four storeys in height, except on lands
immediately adjacent to an intersection with a Class |
or Class Il Arterial Road or Class | or Class Il Collector
Road where the height of buildings shall generally not
exceed the width of the road right-or-way abutting the
development site; and

Development & Heritage Standing Committee - July 4, 2022
Page 13 of 257



MINUTES

Development & Heritage Standing Committee
Monday, June 6, 2022 Page 10 of 27

(b) Notwithstanding the identified maximum building
height, the City may consider additional height, where
the City is satisfied that the proposed height achieves
compatible development, and where appropriate
transitions to abutting lower scale development are
established. Appropriate transitions may be achieved
through the implementation of regulatory techniques
including, but not limited to new height limitations,
enhanced building setbacks and step backs, enhanced
landscape buffers and planting requirements and/or
the implementation of an angular plane. Permissions
for taller buildings may be established through a site
specific zoning By-law Amendment;

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

2S) Add 6.5.3.8 () t0 6.5.3.8:

(1) Council will adopt Design Guidelines that will assist in the
design and review of development applications in a manner
that will ensure

(ii)

2T) Delete 6.9 and replace it with the following:

The lands designated as “Mixed Use Nodes” on Schedule D: Land Use provide the
main locations for compact clusters of commercial, office, institutional, open space
and residential uses. These areas are intended to serve as the focal point for the
surrounding neighbourhoods, community. As such, they will be designed with a
pedestrian orientation and foster a distinctive and attractive area identity.

The following objectives and policies establish the framework for development
decisions in Mixed Use Nodes areas.

2U) Delete 6.9.2.2

2V) Delete 6.9.2.3 and replace it with 6.9.2.2:

LOCATIONAL 6.9.2.2 Mixed Use Nodes development shall be located where:
CRITERIA
(@) there is access to Class | or Class Il Arterial Roads or
Class | Collector Road;
(b) full municipal physical services can be provided;
(c) public transportation service can be provided; and
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(d) the surrounding development pattern is compatible
with Mixed Use Nodes development.

2W) Delete 6.9.2.5(b) and replace it with 6.9.2.4 (b):

(b) the mass, scale, orientation, form, and siting of the
development achieves a compact urban form and a pedestrian
friendly environment. Building should not exceed 4 storeys in
height;

2X) Add 8.7.2.3 (j) to the Chapter 8 — Urban Design:
() Council may adopt Design Guidelines that will assist in the
design and review of applications for development in

accordance with the policies noted above.

2Y) Add 9.3.8 to Chapter 9 — Heritage Conservation:

s‘;gSg’E\“ZE 9.3.8 Schedule A-1 illustrates Mature Neighbourhoods in the City.
NEIGHBOURHOODS These areas are not designated as Heritage Areas or
AS HERITAGE Heritage Conservation Districts. However, the areas reflect
RESOURCE the cultural heritage of the City and should be protected.

When considering the development of these areas, the
policies of Section 9.3.7(d) shall be applied.

3. THAT Zoning By-law 8600 BE AMENDED as follows:
3A) Delete Section 10.1.5.4 and substitute with a new Section 10.1.5.4 as follows:

Duplex Semi- Single
Dwelling Detached Unl_t
Dwelling Dwelling
Mam Building Height - 90m 90m 90m
_ maximum
3B) Add Section
10.1.5.10 as follows:
Semi- Single
Dl?l\lljgllfnxg Detached Uni_t
Dwelling Dwelling
.10 Gross Floor Area - maximum 400 m? 400 m? 400 m?
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3C)

3D)

3E)

3F)

3G)

3H)

Delete Section 10.2.5.4 and substitute with a new Section 10.2.5.4 as follows:

Duplex Semi-
Dwepllin Detached
9 Dwelling
Mam Building Height - 90m 90m
maximum
Add Section 10.2.5.10 as follows:
Duplex Semi-
DW(EIIin Detached
9 Dwelling
.10 Gross Floor Area - maximum 400 m? 400 m?

Delete Section 10.3.5.4 and substitute with a new Section 10.3.5.4 as follows:

Duplex Semi-
DW(EIIin Detached
9 Dwelling
4 Main BU|Id_|ng Height - 90m 90m
maximum
Add Section 10.3.5.10 as follows:
Duplex Semi-
Dwellin Detached
9 Dwelling
.10 Gross Floor Area - maximum 400 m? 400 m?

Delete Section 10.4.5.4 and substitute with a new Section 10.4.5.4 as follows:

Duplex Semi-
Add Section Dwelling Detached
Dwelling
104510 as Main Building Height -
follows: . g Helg 9.0m 9.0m
maximum
Duplex Semi-
Dwellin Detached
9 Dwelling
.10 Gross Floor Area - maximum 400 m? 400 m?
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Single
Unit
Dwelling

9.0m

Single
Unit
Dwelling
400 m?

Single
Unit
Dwelling

90m

Single
Unit
Dwelling
400 m?

Single
Unit
Dwelling

9.0m

Single
Unit
Dwelling
400 m?
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3l) Delete Section 10.5.5.4 and substitute with a new Section 10.4.5.4 as follows:

Main Building Height -

: 9.0m
maximum

3J) Add Section 10.5.5.10 as follows:
.10 Gross Floor Area - maximum 400 m?

3K) Delete Section 11.1.5.4 and substitute with a new Section 11.1.5.4 as follows:

Duplex Semi-
Dwgllin Detached
9 Dwelling
Mam Building Height - 90m 90m
maximum
3L) Add Section 11.1.5.10 as follows:
Duplex Semi-
Dwgllin Detached
9 Dwelling
.10 Gross Floor Area - maximum 400 m? 400 m?

3M) Delete Section 11.2.5 and substitute with a new Section 11.2.5 as follows:

11.2.5 PROVISIONS
.1 Duplex Dwelling

.1 Lot Width — minimum 12.0m
.2 Lot Area — minimum 360.0 m?
.3 Lot Coverage — maximum 45.0%

.4 Main Building Height — maximum 9.0m

.5 Front Yard Depth — minimum 6.0m

.6 Rear Yard Depth — minimum 7.50m
.7 Side Yard Width — minimum 1.20m
.10 Gross Floor Area — maximum 400 m?

.2 Semi-Detached Dwelling

.1 Lot Width — minimum 15.0m
.2 Lot Area — minimum 450.0 m?
.3 Lot Coverage — maximum 45.0%
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4
5
6

7

Main Building Height — maximum
Front Yard Depth — minimum
Rear Yard Depth — minimum
Side Yard Width — minimum

.10 Gross Floor Area — maximum
.3 Single Unit Dwelling

A

NO UN N

Lot Width — minimum

Lot Area — minimum

Lot Coverage — maximum

Main Building Height — maximum
Front Yard Depth — minimum
Rear Yard Depth — minimum
Side Yard Width — minimum

.10 Gross Floor Area — maximum

.4 Double Duplex Dwelling or Multiple Dwelling

No b wiNEk

Lot Width — minimum

Lot Area — minimum

Lot Coverage — maximum

Main Building Height — maximum
Front Yard Depth — minimum
Rear Yard Depth — minimum
Side Yard Width — minimum

.10 Gross Floor Area — maximum
.5 Townhome Dwelling

NOoO NN R

Lot Width — minimum

Lot Area — per dwelling unit — minimum

Lot Coverage — maximum

Main Building Height — maximum
Front Yard Depth — minimum
Rear Yard Depth — minimum
Side Yard Width — minimum

.10 Gross Floor Area — maximum

Page 14 of 27

9.0m
6.0m
7.50m
1.20 m
400 m?

9.0m
270.0 m?
45.0%
9.0m
6.0m
7.50m
1.20m
400 m?

18.0 m
540.0 m2
45.0%
9.0m
6.0m
7.50m
1.80 m
400 m?

20.0m
200.0 m2
45.0%
9.0m
6.0m
7.50m
1.50m
400 m?

3N) Delete Section 11.3.5.4 and substitute with a new Section 11.3.5.4 as follows:

Semi-
Detached
Dwelling

Single Unit
Dwelling
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Mam Building Height - 90m 90m 9.0m
maximum

30) Add Section 11.3.5.10 as follows:
Semi- Single Unit Townhome
Detached “pa0 . B
Dwelling g g
.10 Gross Floor Area - maximum 400 m? 400 m? 400 m?

3P) Delete Section 11.4.5.4 and substitute with a new Section 11.4.5.4 as follows:

Semi- . )
Detached nggfml:mt
Dwelling 9
Mam Building Height - 90m 90m
maximum
3Q) Add Section 11.4.5.10 as follows:
Semi- . )
Detached ng?lfl“l;mt
Dwelling 9
.10 Gross Floor Area - maximum 400 m? 400 m?

3R) Delete Section 5.2.20.1

4. THAT Interim Control By-law 103-2020 BE REPEALED when the amending by-laws that
implement the Official Plan Amendment and Zoning By-law amendments are in force.

5. THAT the City of Windsor Intensification Guidelines BE ADOPTED as the Design
Guidelines referenced in the Official Plan to evaluate Infill and Intensification development
proposals.

Motion CARRIED unanimously

Report Number: S 64/2022
Clerk’s File: Z/14384 & 7/13872
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7.2 Z-004/22 [ZNG/6659] — Lee J Doucette
1646-1648 Drouillard Rd — Rezoning
Ward 5

Kevin Alexander (author) — Planner Il — Special Projects
Mr Alexander gives a presentation of the application.

Jacob Dickie — Urban in Mind Planners (agent) — agrees with the recommendations, gives a brief
explanation of the application and is available for questions.

Moved by: Councillor Sleiman
Seconded by: Councillor Morrison

Decision Number: DHSC 398

RECOMMENDATIONS

THAT Zoning By-law 8600 BE AMENDED by adding the following site specific amendment to the
existing Commercial District 2.2 (CD2.2) zoning category for the property known municipally as
1646 to 1648 Drouillard Road on Lot 20 and North Part Lot 21, Plan 719 (PIN 011260235), situated
on the northeast side of Drouillard Road, by adding the following site specific provision to Section
20(2):

384. Northeast Side of Drouillard Road

For the lands comprising Lot 20 and North Part Lot 21, Plan 719 (PIN 011260235); a multiple

dwelling shall be an additional permitted use; and the following provisions shall apply:

a) Section 15.2.5.9 shall not apply.
b) Section 15.2.5.15 shall not apply.
C) The maximum number of dwelling units shall be 4.

[ZDM 7; ZNG/6659]; and,

THAT the owner of the property located at 1646 to 1648 Drouillard Road BE REQUIRED to provide
elevation drawings as part of the Site Plan Review process to ensure that alterations will not be
irreversible to the commercial storefront facing Drouillard Road and landscaping is provided when
converting the existing commercial units to residential.

Motion CARRIED unanimously

Report Number: S 46/2022
Clerk’s File: Z/14314
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7.3 Z-028/21 [ZNG/6503] & OPA 152 [OPA/6504] — Tunio Development
0 & 3885 Sandwich St — Rezoning & Official Plan Amendment
Ward 2

Kevin Alexander (author), Planner 11l — Special Projects
Mr Alexander gives a presentation of the application.

Tracey Pillon-Abbs — Pillon Abbs Inc (agent) — is in support of the recommendations and is
available for questions.

Moved by: Councillor Sleiman
Seconded by: Councillor Holt

Decision Number: DHSC 399
RECOMMENDATIONS

THAT the City of Windsor Official Plan, Volume Il, Part 1-Special Policy Areas BE AMENDED by
deleting and replacing Specific Policy Area 1.7 as follows:

“1.7 Sandwich Street and Chappell Avenue

1.7.1 The property comprising Part of Lot 27, Registered Plan 40S, east side of Sandwich Street
and Part of Lot 28, east Side of Sandwich Street, and Lot 28 west side corner of Sandwich
Street, Registered Plan 40, located at the northeast corner of Sandwich Street and Chappell
Avenue;

Site Specific Policy Direction1.7.2

Notwithstanding Section 6.4.3.1 Industrial Policies-Permitted
Uses designation of the subject lands on Schedule D: Land Use
in Volume I--The Primary Plan, the uses permitted in Section
6.9.2.1 shall be additional permitted uses; and,

THAT Zoning By-law 8600 BE AMENDED by changing the zoning of Part Lot 27, Registered Plan
40S, Lot 28 East Side, Registered Plan 40, and Lot 28 West Side, Registered Plan 40, situated at
the northeast corner of Sandwich Street and Chappell Avenue (known municipally as 0 and 3885
Sandwich Street; Roll # 050-170-09700 and 050-170-09800) from Development Reserve District
1.1 (DRD1.1), Commercial District 2.1 (CD2.1) and Manufacturing District 1.4 (MD1.4) to
Commercial District 2.1 (CD2.1) and by adding the following site specific provision:

445. NORTHEAST SIDE OF SANDWICH STREET AND CHAPPELL AVENUE
For the lands comprising Part Lot 27, Registered Plan 40S; Lot 28 East Side on Registered Plan
40; and Lot 28 West Side, Registered Plan 40:

1. The following uses are prohibited:
Bakery
Food Outlet-Drive-Through
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Gas Bar

Place of Entertainment and Recreation
Public Hall

Restaurant with Drive-through

2. A Multiple Dwelling and Dwelling Units in a Combined Use Building shall be additional
permitted main uses and shall be subject to the following provisions:

a) Main Building Height — maximum 37.0m

b) Amenity Area — Per Dwelling Unit — minimum 5.0 m?

c) For a Combined Use Building, all dwelling units, not including entrances thereto, are located
above the non-residential uses

d) Exposed flat concrete block walls or exposed flat concrete wall, whether painted or
unpainted, are prohibited

e) Required Number of Parking Spaces — minimum - 156
[ZDM 4; ZNG/6503]; and,

THAT Part Lot 27 on Registered Plan 40S (PIN 012580193) (Roll # 050-170-09800-0000) known
municipally as 0 Sandwich Street and for Lots 28 East Side; & Lot 28 West Side; Corner on
Registered Plan 40 (PIN 012580190) (Roll #170-09700-0000) known municipally as 3885
Sandwich Street, situated at the northeast corner of Sandwich Street and Chappell Avenue BE
CLASSIFIED as a Class 4 area pursuant to Publication NPC-300 (MOECP Environmental Noise
Guideline — Stationary and Transportation Sources — Approval and Planning); and,

THAT the Site Plan Approval Officer BE DIRECTED to incorporate the mitigation measures
including warning clauses required for a Class 4 designation pursuant to Publication NPC-300
identified in the Acoustical Report prepared by Baird AE (Project No. 20-028), dated October 1,
2021, in the site plan approval and the site plan agreement; and,

THAT the City Planner or their designate BE DIRECTED to provide a copy of the Council
Resolution approving the Class 4 area classification and a copy of any development agreement or
site plan agreement for the subject lands that incorporates noise mitigation measures to the
surrounding noise sources identified in the Acoustical Report prepared by Baird AE (Project No.
20-028), dated October 1, 2021.

Motion CARRIED unanimously

Report Number: S 65/2022
Clerk’s File: Z/14317
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7.4 CDM-001/22 [CDM/6735] — St Clair Rhodes Development Corp
233 Watson Ave — Plan of Condominium
Ward 6

Jim Abbs (author), Planner Ill — Subdivisions
Brian Chillman — McTague Law Firm (agent) — is available for questions

Moved by: Member Gyemi
Seconded by: Councillor Morrison

Decision Number: DHSC 400
RECOMMENDATIONS

THAT the application of St. Clair Rhodes Development for an exemption under Section 9(3) of the
Condominium Act for approval of a plan of condominium (Standard Condominium), comprised of
a total of 24 dwelling units, as shown on the attached Map No. CDM-001/22-1 and CDM-001/22-2
on a parcel legally described as; Part of Lot 129, Concession 1,and Part of Closed Alley, Registered
Plan 895; more particularly described as Parts 1 to 4, 12R-25008; City of Windsor; located at 233
Watson Avenue BE APPROVED for a period of three (3) years.

Motion CARRIED unanimously

Report Number: S 55/2022
Clerk’s File: Z/14381

7.5 Z-011/22 [ZNG/6703] — Andi Shallvari
716 Josephine — Rezoning
Ward 2

Adam Szymczak (author), Planner Il — Zoning
Andi Shallvari (applicant) and Beau Wansborough (agent) are available for questions.

Moved by: Councillor Holt
Seconded by: Member Moore

Decision Number: DHSC 401
RECOMMENDATIONS

THAT Zoning By-law 8600 BE AMENDED by changing the zoning of Part of Lot 24, Registered
Plan 1148 and Part of Lot 17, Registered Plan 1042, (known municipally as 716 Josephine Avenue;
Roll No. 050-300-01500) situated on the east side of Josephine Avenue, between Wyandotte
Street West and Rooney Street by adding a site specific exception to Section 20(1) as follows:
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443. EAST SIDE OF JOSEPHINE AVENUE, BETWEEN WYANDOTTE STREET WEST
AND ROONEY STREET

For the lands comprising of Part of Lot 24, Registered Plan 1148 and Part of Lot 17,
Registered Plan 1042, a semi-detached dwelling shall be an additional permitted use and
the following additional provisions shall apply to a semi-detached dwelling:

a) Lot Width — minimum 12.0m
b) Lot Area — minimum 371.0 m?
c) Lot Coverage — maximum 48.0%
d) Main Building Height — maximum 10.0 m
e) Front Yard Depth - minimum 6.0m

f)  Rear Yard Depth — minimum 2.70m

g) That the rear wall of the main building shall extend eastward from Josephine
Avenue a maximum of 24.5 m

h)  Side Yard Width - minimum 1.20 m
[ZDM 3; ZNG/6703]

Motion CARRIED unanimously

Report Number: S 56/2022
Clerk’s File: Z/14346

7.6 SDN-001/21 [SDN/6575] — BelloCorp Inc
0, 1095 & 1185 North Talbot Rd — Plan of Subdivision
Ward 1

Justina Nwaesei (author), Planner Il — Subdivisions

Ms Nwaesei gives a presentation of the application and notes correction from Commissioner of
Police to Chief of Police in Recommendation I.E.12.

Tracey Pillon-Abbs — Pillon Abbs Inc (agent) — speaks on behalf of the applicant stating support for
the recommendations and also provides a response to the written comment from local resident
(Scott Dube).

Moved by: Councillor Holt
Seconded by: Councillor Sleiman

Decision Number: DHSC 402

RECOMMENDATIONS

I THAT the application of Bellocorp Inc. for Draft Plan of Subdivision approval for Part Lot 306
and Part Lot 307, Concession N Talbot Rd., Sandwich East, Windsor (PIN 01558-0962 LT,
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PIN 01558-0544 LT and PIN 01558-0964 LT), BE APPROVED subject to the following
conditions:
A. That the Draft Plan Approval shall lapse on (3 years from the date of
approval);

B. That this approval applies to the draft plan of subdivision identified on attached Map No.
SDN-001/21-1, prepared by VERHAEGEN Land Surveyors for Bellocorp Inc., Reference
No. 21-47-019-01, dated May 20, 2022, showing 33 Lots for single unit dwellings, 1 block
for Stormwater Management Facility (SWM), 1 block for Parkland and 1 block for Reserve,
plus proposed road allowances (Streets A, B & C);

C. That the Owner(s) shall enter into a subdivision agreement with the Corporation of the City
of Windsor for the proposed development on the subject land;

D. That prior to the execution and registration of the subdivision agreement between the
Owner(s) and the Corporation of the City of Windsor, the Owner(s) shall submit for approval
of the City Planner/Executive Director of Planning & Building a final M plan; and

E. That the subdivision agreement between the Owner(s) and the Corporation of the City of
Windsor be registered on title and shall contain, among other matters, the following
provisions:

1. The Owner(s) shall include all items as set out in the Results of Circulation (Appendix
C, attached) with further amendments as required and other relevant matters set out
in CR 233/98 (Standard Subdivision Agreement).

2. That the Owner(s) shall create, prior to the issuance of a building permit, a 20m right-
of-way for the new Street A, Street B and Street C, in accordance with the approved
Plan of Subdivision.

3. The Owner(s) shall, prior to the issuance of a construction permit,

() Finalize the engineering analysis to identify stormwater quality and quantity
measures as necessary to control any increase in flows in downstream
watercourses, up to and including the 1:100 year design storm and in accordance
with the Windsor-Essex Stormwater Management Standards Manual, to the
satisfaction of the City Engineer and the Essex Region Conservation Authority;

(i) install the stormwater management measures identified in the engineering
analysis completed as part of the development for the site and undertake to
implement the recommendations contained therein, to the satisfaction of the City
Engineer and the Essex Region Conservation Authority;

(i) obtain the necessary development review clearances from the Essex Region
Conservation Authority prior to undertaking site alterations and/or construction
activities of any kind; and
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10.

(iv) provide, to the Essex Region Conservation Authority, a copy of the fully executed
subdivision agreement between the Owner(s) and the City of Windsor, containing
provisions to carry out the recommendations of the final plans, reports and
requirements noted in Recommendations |.E.4 (i) & (ii) above;

Servicing Study - Prior to the issuance of a construction permit, the Owner(s) shall at
its own expense, retain a Consulting Engineer to provide a detailed servicing study
report on the impact of the increased flow to the existing municipal sewer systems,
satisfactory in content to the City Engineer. The Servicing study shall

(i) review the proposed impact and recommend solutions to address the problems
and ultimate implementation of solutions should there be a negative impact to the
municipal sewer system, and

(i) be finalized in agreement with the City Engineer.

Site Servicing Plans — The Owner(s) shall submit a site servicing plan for the subject
lands to the satisfaction of the Chief Building Official, the City Engineer, and ERCA in
regulated areas, prior to the issuance of any construction permits for the subject lands.

Sidewalks -The Owner(s) shall pay to the Corporation
(i) the sum of $33,500.00 being the Owner’s contribution towards the future
construction of a concrete sidewalk on the North Talbot Road frontage of the
subject lands, prior to the issuance of a Building Permit; and

(i) the sum of $16,500.00, being the Owner’s contribution towards the future
construction of a 3.0m wide multi-use trail connection from the Southwood Lakes
Multi-use Trail, in Stoneybrook Park, to the proposed cul-de-sac at the western
end of the proposed Street ‘A’, prior to the execution of a Subdivision Agreement,.

Curbs and Gutters — The Owner(s) shall also pay to the Corporation, prior to the
issuance of a construction permit, the sum of $17,750.00 being the Owner’s
contribution towards the construction of concrete curb and gutter on the North Talbot
Road frontage of the subject lands.

Corner Cut-Off - The Owner(s) shall, prior to the issuance of a construction permit,
gratuitously convey a 4.6m x 4.6m (15’ x 15’), corner cut-off at the intersection of North
Talbot Road and Street ‘B’ as well as North Talbot Road and Street ‘C’ on Map No.
SDN-001/21-1, in accordance with City of Windsor Standard Drawing AS-230.

Cul-De-Sac: The Owner(s) shall, prior to the issuance of construction permit, construct
a cul-de-sac with a minimum radius of 9.5m at the west and east limits of Street A.

Stormwater Management Facility: The Owner(s) shall, prior to the issuance of a
construction permit, gratuitously convey Block 34 on Map No. SDN-001/21-1 to the
Corporation of the City of Windsor for Storm Water Management (SWM) Facility SWM
purposes, to the satisfaction of the City Engineer and City Solicitor
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11. Berm Requirement - Prior to the issuance of a construction permit, the Owner(s) shall
install a berm along the west, south and east limits of the plan of subdivision, as
proposed in Appendix A attached to the Stormwater and Functional Servicing Report
dated May 14, 2021, prepared by Bill Fuerth of BAIRD AE Inc., to the satisfaction of
the City Engineer and the Essex Region Conservation Authority.

12. Fencing Requirement — Prior to the issuance of a construction permit, the Owner(s)
shall install a 1.8m (6ft) chain link fence on Block 34, along the mutual boundary line
with Lots 9, 10 and 11, to the satisfaction of the City Engineer, the Executive Director
of Parks and the Commissioner of Police.

13. Video Inspection (Mainline) - The applicant shall, prior to the issuance of a construction
permit, conduct at its entire expense a video inspection, or pay the cost of similar
inspection, of ALL EXISTING sanitary/storm sewers on North Talbot Road which will
be tapped to service the development, all to the satisfaction of the City Engineer.

14. MTO Corridor Management (MTO Requirement) - The Owner(s) shall, prior to the
issuance of a construction permit, contact the Ministry of Transportation (MTO)
Corridor Management to obtain the necessary permits, clearances and/or approvals in
accordance with the Public Transportation & Highway Improvement Act.

15. Noise Control Measures for Lots 4, 5 & 6 (inclusive): The Owner(s) shall at its entire
expense

i) install a noise barrier fence along North Talbot Road as recommended in the
Acoustical Report, prepared by Shurjeel Tunio of Baird AE Inc. (Baird AE
Acoustical Report) dated March 16, 2021; and

i) ensure that ducting is provided for the installation of Central Air Conditioning for
all the affected lots (Lots 4, 5 & 6), to the satisfaction of the Chief Building Official.

16. Noise Control Measures for all Lots on Map No. SDN-001/21-1: The Owner(s) shall at
its entire expense

i) ensure that all windows and doors leading to sensitive living areas have a
minimum sound transmission class (STC) to meet the Ministry of Environment
and Climate Change (MOECC) indoor noise level criteria, as specified in the
March 16, 2021 Baird AE Acoustical Report;

i) engage an acoustical consultant for review of the sound transmission class (STC)
for walls, windows and doors, after being installed, to ensure they conform to the
recommendations outlined in the March 16, 2021 BAIRD AE Acoustical Report.

17. Warning Clause(s) for Lots 4, 5 & 6 (inclusive): The Owner(s) shall place the following
warning clauses in all Offers to Purchase, and Agreements of Purchase or Sale or
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lease between the Owner(s) and all prospective home buyers, and in the title of each
dwelling unit within Lots 4, 5 & 6 on Map No. SDN-001/21-1:

1) “Purchasers/tenants are advised that despite the inclusion of noise control
features in the development and within the building units, sound levels due to
increasing road traffic may on occasions interfere with some activities of the
dwelling occupants as the sound levels exceed the sound level limits of the
Municipality and the Ministry of Environment.”

i)  “This dwelling unit has been designed with the provision for adding central air
conditioning at the occupant’s discretion. Installation of central air conditioning by
the occupant in low and medium density developments will allow windows and
exterior doors to remain closed, thereby ensuring that the indoor sound levels are
within the sound level limits of the Municipality and the Ministry of Environment.”

18. Species at Risk/ Habitat Protection: The Owner(s) shall comply with, and implement,
mitigation measures for construction adjacent to habitat for SARS Reptiles (which
include awareness training, strategic vegetation clearing, wildlife exclusion and erosion
control fencing, equipment inspection, proper site maintenance and management, and
implementation of encounter and reporting protocols) as detailed in Appendix B
attached to the report (Preliminary Screening For Species at Risk) by MTE Consultants
Inc., dated April 29, 2021, for the subject development.

19. Additional Endangered Species Act measures: To reduce the potential for impacts to
maternity roosting habitat for Protected Species of bats, the Owner(s) shall
i) ensure that vegetation removal will occur between October 1 and March 31,
outside of the active season for bats; and

i) install replacement bat roosting habitat (two rocket boxes) under the direction of
a qualified professional, prior to the issuance of a construction permit.

20. Parkland Conveyance - The Owner(s) shall, prior to the issuance of any construction
permit, convey to the Corporation Block 35 on Map No. SDN-001/21-1 which
represents 2.7% Parkland conveyance and the 2.3% remaining balance of the
Parkland conveyance in the form of cash payment.

21. Tree Preservation —

i) Prior to the final Subdivision Plan approval, the Owner(s) shall provide a
Landscape and Tree Preservation Plan identifying the proposed locations of all
existing trees removed from the development and those to be retained in Block
35, to the satisfaction of the Executive Director of Parks and the City
Planner/Executive Director of Planning and Development Services.

i) Prior to the issuance of the construction permit the Owner(s) shall pay to the
Corporation the sum of $130,000.00 which represents replacement tree
compensation, at a rate of one (1) street tree for every 70mm caliper (dbh) of
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desirable trees removed. Costs for the replacement trees is in accordance with
the Corporation's Fees and Charges By-law 392-2002.

22. Performance Security - for preservation of the existing desirable trees in Block 35:

i) Prior to issuance of the construction permit, the Owner(s) shall provide a
Performance Security in the amount of $25,000.00, in the form of cash or a
certified cheque, to the Corporation to ensure that the nine (9) desirable trees
located on Block 35 are preserved during the construction process;

i) Prior to release of the Performance Security, the Owner(s) shall request
inspection by the Corporation’s City Forester to ensure that the proposed tree
protection and appropriate method of protection has been completed to the
satisfaction of the Executive Director of Parks;

i) Where trees proposed to be preserved have been removed, at the time of
inspection by the Corporation’s City Forester, replacement tree compensation will
be deducted from the Performance Security at a rate of one tree for every 70mm
of tree caliper (dbh) or portion thereof missing. Costs for the replacement trees
will be in accordance with the Corporation's Fees and Charges By-law 392-2002.

23. Climate Change Considerations:
i) Replacement trees will be planted at locations deemed appropriate by the
Corporation’s City Forester within and near the subject development, including
the parkland allowance (Block 35), the Stormwater facility (Block 34),
Stoneybrook Park and nearby Public Park(s), to compensate for the removal of
existing trees on the subject lands.

i) The Corporation’s City Forester shall incorporate shade trees, among the new
trees, to minimize the urban heat island impacts, and incorporate native, drought
resistant plants to limit watering requirements.

24. Bell Canada - The Owner(s) shall, prior to the issuance of a construction permit,
i) relocate any existing Bell Canada facilities or easements found to be in conflict
with the proposed development;

i) contact Bell Canada during detailed design to confirm the provision of
communication/telecommunication infrastructure needed to service the
development;

iii) provide entrance/service duct(s) from Bell Canada’s existing network
infrastructure to service the subject development, and, where the required
infrastructure is unavailable, the Owner(s) shall agree to pay for the connection
to and/or extension of such network infrastructure.

25. Schools - The Owner(s) shall place the following warnings in all Offers to Purchase,
Agreements of Purchase and Sale or lease between the Owner(s) and all prospective
home buyers, and in the title:
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1) “Students from this area may not be able to attend the closest neighbourhood
school due to insufficient capacity and may have to be bussed to a distant school
with available capacity or could be accommodate in temporary portable space.”

26.Archaeological Warning Clause(s) - The Owner(s) agrees to insert, the following
warning clauses in all construction documents concerning the subject lands:

1.  Should archaeological resources be found during grading, construction or soll
removal activities, all work in the area must stop immediately and the City’s Planning
& Building Department, the City’s Manager of Culture and Events, and the Ontario
Ministry of Heritage, Sport, Tourism and Culture Industries must be notified and
confirm satisfaction of any archaeological requirements before work can
recommence.

2. Inthe event that human remains are encountered during grading, construction
or soil removal activities, all work in that area must be stopped immediately and the
site secured. The local police or coroner must be contacted to determine whether
or not the skeletal remains are human, and whether the remains constitute a part of
a crime scene. The Local police or coroner will then notify the Ontario Ministry of
Heritage, Sport, Tourism and Culture Industries and the Registrar at the Ministry of
Government and Consumer Services if needed, and notification and satisfactory
confirmation be given by the Ministry of Heritage, Sport, Tourism and Culture
Industries.

NOTES TO DRAFT APPROVAL (File # SDN-001/21)

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.

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.

Required agreements with the Municipality will be prepared by the City Solicitor.

4. The applicant should consult with an Ontario Land Surveyor for this proposed plan

concerning registration requirements relative to the Certification of Titles Act.

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.

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.
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7. Where agency conditions are included in the City’s Subdivision Agreement, the Applicant
is required to forward a copy of the agreement to the agencies in order to facilitate their
clearance of conditions for final approval of this plan.

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

THAT the subdivision agreement shall BE REGISTERED against lands to which it applies
prior to the final registration of the Plan of Subdivision.

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

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.

THAT an amendment to City of Windsor Zoning By-law 8600 BE APPROVED, changing the
zoning of Block 34 on the Draft Plan of Subdivision, identified as SDN001/21-1 in this report
from HRD1.4 to GD1.5 for the purposes of a stormwater management facility, and Block 35
on the Draft Plan of Subdivision, identified as SDN001/21-1 in this report from HRD1.4 to
GD1.1 for Parkland.

Motion CARRIED

Report Number: S 59/2022
Clerk’s File: Z/14278

8. ADJOURNMENT

There being no further business, the meeting of the Development & Heritage Standing Committee
is adjourned at 7:21 p.m.

Ward 3 — Councillor Bortolin Thom Hunt
(Chairperson) (Secretary)
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Item No. 7.1

WINDSDFI CouncilReport: S 28/2022

Subject: Rezoning - 1731952 Ontario Limited - 987 and 1003 California
Avenue - Z-024/21 [ZNG/6484] - Ward 2

Reference:

Date to Council: July 4, 2022
Author: Greg Atkinson MCIP, RPP
Senior Planner

519-255-6543 ext. 6582

Planning & Building Services
Report Date: February 24, 2022
Clerk’s File #: 2114277

To: Mayor and Members of City Council

Recommendation:

I.  THAT Zoning By-law 8600 BE AMENDED by changing the zoning of land described
as Plan 50, Block D, Lots 2 to 10 and Lots 11 and 12 (known municipally as 987
and 1003 California Avenue; Roll No. 020-230-12500 and 020-230-12600) situated
on the west side of California Avenue between Davis Street and Giradot Street by
changing the district from Residential District 1.3 (RD 1.3) to Residential District 2.2
(RD 2.2) and adding the following site specific provision to Section 20(1):

‘450 WEST SIDE OF CALIFORNIA AVENUE, BETWEEN DAVIS STREET AND
GIRADOT STREET

1. For lands comprising Lots 2 to 10 and Lots 11 and 12 on Plan 50, Block
D, for a Townhome Dwelling the following additional provisions shall

apply:
a) Lot Width — minimum - 19.0 m
b) Side Yard Width — minimum - 1.23 m

c) A flat roof, a roof having a slope of less than 20.0 degrees, or a roof
with at least two contiguous slopes, where the lowest slope is
greater than the uppermost slope, are prohibited.

[ZDM 4; ZNG/6484]"; and,

II. THAT the owner BE REQUIRED, prior to the issuance of a Building Permit, to
contribute the sum of $3,800.00 payable to the City of Windsor and deposited in the
General Fund intended for the upkeep of alleys within the City of Windsor.
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Executive Summary:
N/A

Background:

Application Information
Location: West side of California Avenue between Davis Street and Giradot Street
987 and 1003 California Avenue

Roll No. 020-230-12500-0000
020-230-12600-0000

Ward: 2 Planning District: River West Zoning District Map: 4
Applicant: 1731952 Ontario Limited
Agent: Pillon Abbs Inc. (Tracey Pillon-Abbs)

Proposal

The applicant has requested an amendment to Zoning By-law 8600 to permit the
redevelopment of two residential properties. The properties are designated ‘Residential’
in the City of Windsor Official Plan and zoned Residential District 1.3 (RD1.3) in Zoning
By-law 8600. 987 California Avenue is currently vacant (former detached dwelling was
demolished in 2019) and 1003 California Avenue contains a one-storey, detached
dwelling that is proposed to be demolished.

The applicant proposes to adjust the lot line through a future consent application to
create two properties—each with a frontage of 19.03 metres (62.43 feet) and construct
two townhome dwellings with three dwelling units on each property. Parking spaces are
proposed to be located in the rear yard—accessible from the alley. The rezoning
application requests a site specific Residential District 2.2 (RD2.2) that would permit:

e A minimum required lot width of 19.03 metres (20 metres is required for a
townhome dwelling ina RD2.2 district); and

e A minimum required side yard width of 1.23 metres (a minimum of 1.5 is required
for a townhome dwelling in a RD2.2 district).

A Planning Rationale Report has been submitted as part of the complete application for
a zoning amendment. As there are three units proposed on each parcel—the proposed
development is not subject to site plan control.
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Site Information

Official Plan Zoning Current Use Previous Use
Residential Detached
Residential District Dwelling / Residential
RD1.3 Vacant Land
Lot Frontage Depth Area Shape
987 California 22.86 m 32.92 m 0.075 ha Rectangular
1003 California 15.24 m 32.92 m 0.05 ha Rectangular

All measurements are approximate

Site Background

The site is comprised of two properties:

987 California Avenue

e .075 hectares

e Currently vacant

e Formerly contained a single detached dwelling Constructed between 1937 and 1952
e Demolished in 2019

1003 California Avenue

e .05 hectares
e Contains a 744 square foot, single detached dwelling
e Constructed in 1930

Neighbourhood Characteristics

The subject site is located near the western boundary of a low profile residential
neighbourhood. Surrounding land uses consist of a mix of residential, commercial, and
institutional uses (Site Photos included in Appendix C).

e Immediately to the north are primarily detached dwellings with some semi-detached
and townhome dwellings. Further to the north (i.e. north side of College Avenue) is
a mix of commercial, residential, and institutional uses—many related to the
University of Windsor.

e To the east is a low profile residential neighbourhood bound by College Avenue,
McKay Avenue, and Tecumseh Road West.

e Immediately to the south are primarily detached dwellings with some semi-detached
and townhome dwellings. Further to the south is a mix of uses, including institutional
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(Westview Freedom Academy Secondary School) and commercials uses along
Tecumseh Road West.

e To the west is an institutional uses related to the University Windsor and Assumption
High School.

Official Plan Schedule F: ‘Roads & Bikeways’ classifies California Avenue as a local
street. There are sidewalks on both sides on street. The right of way and pavement
width is narrower than a typical local street. On-street parking is permitted on one side
of the street. The site has access to an unpaved alley.

The closest existing bus route to the subject site is the Crosstown 2. The closest
existing bus stop to this property is located on the southeast corner of Wyandotte Street
West and Sunset Avenue. This bus stop is approximately 810 metres away from the
subject properties falling outside of Transit Windsor's 400 metre walking distance
guideline to a bus stop. Transit Windsor advises that later in 2022 the Central 3 route
will be changing to include a loop along College Avenue onto California Avenue heading
northbound to Wyandotte Street West. This would have a new bus stop created at the
intersection of College Avenue at California Avenue and reduce the walking distance to
approximately 230 metres from the subject site.
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Figure 1: Key Map
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Figure 2: Subject Parcel - Rezoning

4 - M
’ DAVIS ST
W
s
ID1.3 = 2
\ >
——— 5
TR =
| o
ID1.2
\
PART OF ZONING DISTRICT MAP 4 N.TS.
Applicant: 1731952 Ontario Ltd.
=
'] susiecT LANDS
- DATE : JANUARY, 2022
PLANNING & BUILDING DEPARTMENT FILE NO. : Z-024/21, ZNG/6484
Development & Heritage Standing Committee - July 4, 2022
Page 37 of 257 Page 6 of 15



Figure 3: Neighbourhood Map
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Discussion:

Provincial Policy Statement 2020

The Provincial Policy Statement (PPS) provides policy direction on matters of provincial
interest related to land use planning and development. In respect of the exercise of any
authority that affects a planning matter, section 3(5) of the Planning Act requires that
decisions affecting planning matters “shall be consistent with’ policy statements issued
under the Act.

Relevant PPS polices are contained within Appendix D. The following is a summary of
analysis regarding consistency of the requested zoning amendment with the PPS.

Intensification and Redevelopment

Intensification and redevelopment are overarching policy directions within the PPS.
This is articulated in section 1.1, which is entitled: Managing and Directing Land
Use to Achieve Efficient and Resilient Development and Land Use Patterns. The
PPS requires sufficient land be made available to accommodate growth through
intensification and redevelopment (1.1.2).

This policy direction is echoed in PPS policies 1.1.3.1, 1.1.3.2 and 1.1.3.3, which
directs growth within settlement areas to be accommodated by intensification and
redevelopment, taking into account the existing building stock and brownfield sites.
Policy 1.1.3.4 encourages development standards that facilitate intensification and
redevelopment.

The proposed redevelopment is consistent with the above referenced policies as it
is proposed within the settlement boundary; represents the efficient use of land and
resources; and constitutes intensification under the PPS.

Housing

The PPS also directs planning authorities to provide for an appropriate range and
mix of housing options and densities, which is articulated in sections 1.1 and 1.4.
The proposed development would add to the range of housing options within the
surrounding area.

Optimizing Use of Existing Infrastructure

The PPS encourages intensification and redevelopment within areas that have
existing services and infrastructure. This direction is echoed in sections 1.6.6.1 and
1.6.6.2 which encourages the optimization of existing municipal sewage and water
services. The proposed redevelopment will assist in optimizing the use of existing
infrastructure and public services facilities within the surrounding area.
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Compact, Mixed Use, Transit Supportive Development

The PPS encourages compact, mixed-use development throughout the document
111b,112,1132,1134, 131d,1.6.74, and 1.8.1 a & e). The PPS builds
on this policy direction by encouraging development that supports transit and active
transportation (1.1.3.2 a, 1.8.1 b) and minimizes the length and number of vehicle
trips (1.6.7.4).

The proposed mixed-use development is considered to be transit supportive and is
consistent with the policies highlighted above.

Long-Term Economic Prosperity

The PPS encourages economic prosperity to be supported by: housing options for a
diverse workforce; maintaining and enhancing the vitality and viability of
mainstreets; and encouraging a sense of place (1.7.1).

The proposed redevelopment would expand the housing options within the
surrounding area add residential dwelling units within the vicinity of the Wyandotte
Street West mixed use corridor.

Energy Conservation, Air Quality, and Climate Change

Section 1.8.1 requires land use and development patterns that promote compact
form, active transportation, transit, and mix of uses that minimize commuting and
transportation congestion. The proposed redevelopment is well positioned to
implement this policy direction, particularly with respect to minimizing commuting.

Official Plan

The subject property is located within the Riverview Planning District and is designated
Residential on Schedule D: Land Use of the City of Windsor Official Plan. Section 24
(1) of the Planning Act requires that any by-law passed by a municipal Council must
conform with the Official Plan.

Relevant policies from the Official Plan are attached as Appendix E. The following is an
analysis regarding conformity with the Official Plan.

Chapter 3: Development Strategy

The growth concept outlined in Chapter 3 of the Official Plan echoes the PPS with
respect to planning for compact and mixed-use neighbourhoods. Official Plan
Policies 3.2.1.1 and 3.2.1.3 reinforce the importance of walkable neighbourhood
centres and importance of retaining distinctive character within existing
neighbourhoods. Policy 3.2.1.2 encourages a range of housing types to ensure
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residents have an opportunity to remain in their neighbourhoods as they pass
through the various stages of their lives. Policy 3.3.3 indicates that low-to-medium-
density residential areas make up the greatest proportion of Windsor's
neighbourhoods. The dominant types of within these areas are detached, semi-
detached and townhouses at a density between 20 to 30 units per net hectare
(UPH).

The proposed redevelopment of the subject site at a higher density (i.e. formerly 15
UPH—proposed increase to 45 UPH) assists in implement these policies and would
expand the housing options with the neighbourhood. The redevelopment will also
take advantage of existing transit, schools, parks, and active transportation facilities.

Chapter 4: Healthy Community

Chapter 4 promotes active, livable, and resilient neighbourhoods that adapt to
changing resident needs. This can be achieved by planning for a mix of uses,
housing types, and services that allow residents to remain in their neighbourhoods
as they age. Design should encourage social interaction and reduce environmental
impacts. The proposed development conforms with this policy direction as it would
add to the type of dwelling units available within the surrounding area.

Chapter 6: Land Use

Chapter 6 contains objectives and polices applicable to lands within the Residential
land use designation shown on Schedule D of the Official Plan. Objectives 6.3.1.1,
6.3.1.2, and 6.3.1.3 promote a complementary range of housing forms and tenures;
compact neighbourhoods; and selective residential redevelopment, infill, and
intensification. The proposed low profile residential use requested through the site
specific Residential District RD2.2 zoning district conforms with policy 6.3.2.1, which
permits a range of residential uses and dwelling types.

The requested site-specific RD2.2 zoning and proposed concept plan also conforms
with the applicable Evaluation Criteria in sections 6.3.2.5.

Chapter 7: Infrastructure

Chapter 7 of the Official Plan indicates that Council shall recognize the link between
land use and transportation systems (7.2.2.18). The Official Plan also encourages
transit supportive development that minimizes vehicle trips and travel distances
(7.2.2.20, 7.2.2.21). This is to be accomplished by planning for compact, mixed-use
development that is located adjacent to transit corridors. The proposed residential
development is considered to be transit supportive and will optimize the use of
existing municipal services.
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Chapter 8: Urban Design

Chapter 8 provides direction with respect to fostering a sense of place (8.3.1.3),
complementary design between new and existing development (8.7.1.2),
recognizing the unique character of a district (8.7.1.5), and matters to consider
when evaluating infill development (8.7.2.3 & 8.7.2.4). Policy 8.7.2.3 specifically
indicates that Council will ensure proposed development within an established
neighbourhood is designed to function as an integral and complementary part of
that area’s existing development pattern by having regard for:

(a) massing;
(b) building height;

(c) architectural proportion;

(d) volumes of defined space;

(e) lot size;

(f) position relative to the road;

(9) building area to site area ratios;

(h) the pattern, scale and character of existing development; and,
(i) exterior building appearance.

The proposed concept plan and elevation drawing conforms with the applicable urban
design policies noted above. The Planning Rational Report notes that “The design of
the building will be constructed with a pitched roof in order to blend with the styles of the
surrounding neighbourhood.”

Zoning By-law 8600

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

The applicant proposes to change the zoning of the subject lands from Residential
District RD1.3 to Residential District RD2.2 with site specific provisions. If approved the
RD2.2 zoning would permit single unit, semi-detached, duplex, double duplex, multiple
unit (up to a maximum of 4 units), or townhome dwelling on the subject properties.

The concept plan shows two reconfigured lots—each with 19.03 metre frontage where
20 metres is required for a townhome dwelling in the RD2.2 district. Two townhome
dwellings are proposed with three dwelling units on each lot. The dwellings show 1.23
metre side yard setbacks where a minimum of 1.5 metres is required for a townhome
dwelling in the RD2.2 district. All other aspects of the conceptual site plan comply with
the RD2.2 district. Site specific provisions are requested for the reduced lot width and
side yard setbacks.
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Location of Required Parking

The applicant proposes to locate the required parking in the rear yard, which is
accessible via unpaved alley. The use of the alley is not supported by Public Works
and if approved the owner shall be required, prior to the issuance of a Building Permit,
to contribute the sum of $3,800.00 payable to the City of Windsor and deposited in the
General Fund intended for the upkeep of alleys within the City of Windsor.

Multi-Residential Interim Control By-law Study

On June 13, 2022 Council adopted an Official Plan Amendment, Zoning By-law
Amendment, and Infill Guidelines to implement the recommendations of the Multi-
Residential Interim Control By-law Study. Council's adoption is subject to a 20 day
appeal period in which any person or public body may appeal the decision to the
Ontario Land Tribunal.

While the study focussed on providing a framework for infill and intensification within
mixed use nodes and corridors it also made recommendations relating to infill within the
City's stable and mature neighbourhoods.

The zoning changes reduce the maximum building height from 10 metres to 9 metres in
the RD1.1, RD1.2, RD1.3, RD1.4, RD1.5, RD2.1, RD2.2, RD2.3, and RD2.4. The Infill
Design Guidelines provide further direction for the design of infill development that
respect the unique character of Windsor’s existing neighbourhoods.

The following is a summary of the guidelines specific to the Massing and Elevation
Articulation of Townhomes:

e Generally the building foot should be no more than 35% of the lot area;

e 40% of the lot area should to be dedicated to landscaped open space;

¢ No more than three storeys of building height (height will depend on the height of
housing in the immediate vicinity of the development);

e Articulate the elevation of the townhouse block;

e The main entrance should face the street, with the door in a prominent position
and direct relationship to the street grade;

e The roofline should feature modulation of roof planes and use of dormer
windows;

e Front porches are encouraged as features that increase the prominence of the
front entrance; and

e The elevation of the front door should be no more than 1.5 m above grade.

Infill guidelines applicable to townhouse developments is attached as Appendix |.
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Planning Rationale Report

The applicant submitted a Planning Rationale Report prepared by Pillon Abbs Inc. and
an excerpt of report attached as Appendix A. Staff have reviewed, and concur with the
conclusions of, the Planning Rationale Report.

Risk Analysis:
Climate Change Risks

Climate Change Mitigation

The proposed three unit townhome dwellings implement Environmental Master Plan
Obijective C1: Encourage in-fill and higher density in existing built areas.

Climate Change Adaptation

The new building may be affected by climate change, in particular with respect to
extreme precipitation and an increase in days above 30 degrees. While not the subject
of this report, any new construction would be required to meet the current provisions of
the Building Code, which would be implemented through the building permit process.

Financial Matters:

The proposed redevelopment of the subject property would result in an increase to the
property value assessment and tax levy.

Consultations:

Comments received from municipal departments and external agencies are attached as
Appendix G. No objections to the proposed rezoning were received. Public Works
objects to the location of parking in the rear yard accessible from the unpaved alley. If
approved an alley contribution in the amount of $3,800 was requested and reflected in
the report recommendations.

Required notice of the statutory public meeting was advertised in the Windsor Star. A
courtesy notice was mailed to property owners and tenants within 120 metres of the
subject property.

The agent for the applicant held a virtual information meeting with area residents on
November 23, 2021 to answer questions and explain the details of the proposal.
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Conclusion:

Section 3(5) of the Planning Act requires that a decision of Council in respect of the
exercise of any authority that affects a planning matter, ‘shall be consistent with’ the
Provincial Policy Statement. Section 24(1) of the Planning Act requires zoning by-laws
passed by Council to conform with the Official Plan.

The requested zoning amendment has been evaluated for consistency with the
Provincial Policy Statement 2020 and conformity with the City of Windsor Official Plan.
Based on the information presented in this report, it is my professional opinion that the
requested amendment to Zoning By-law 8600 is consistent with the Provincial Policy
Statement 2020, conforms with the City of Windsor Official Plan, and represents good
planning.

Staff recommend approval of the requested amendment to Zoning By-law 8600
changing the zoning of 987 and 1003 California Avenue from Residential District RD1.3
to a site-specific Residential District RD2.2 district. To ensure the townhome dwellings
are constructed in a manner consistent with the elevation drawings—it is further
recommended that the site specific zoning prohibit a flat roof.

Planning Act Matters:

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

Michael Cooke, MCIP, RPP Thom Hunt, MCIP, RPP
Manager of Planning Policy/ City Planner
Deputy City Planner

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

JP SAH
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Approvals:

Name

Title

Michael Cooke

Manager of Planning Policy/Deputy City Planner

Thom Hunt

City Planner

Wira Vendrasco

Deputy City Solicitor

Shelby Askin Hager

Commissioner, Legal & Legislative Services

Onorio Colucci

Chief Administrative Officer (A)

Notifications:

Name

Address Email

Tracey Pillon-Abbs

tpillonabbs@gmail.com

1731952 Ontario Ltd

andi.shallvari@gmail.com

Appendices:
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Appendix A - Planning Justification Report

Appendix B - Conceptual Site Plan

Appendix C - Site Photos

Appendix D - Provincial Policy Statement 2020 Excerpts
Appendix E - City of Windsor Official Plan Excerpts
Appendix F - Zoning By-law 8600 Excerpts

Appendix G - Consultations

Appendix H - Draft Amending By-law

Appendix | — Infill Guidelines (applicable to townhomes)
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Appendix A

PLANNING RATIONALE REPORT

ZONING BY-LAW AMENDMENT

Proposed Missing Middle Residential Development

987 and 1003 California Ave
City of Windsor, Ontario

June 16, 2022

Prepared by:

E‘l;q Pillon Abbs Inc.

el LAND USE PLANNING CONSULTANT

Tracey Pillon-Abbs, RPP
Principal Planner
23669 Prince Albert Road
Chatham, ON N7M 5J7
226-340-1232
tpillonabbs@gmail.com
www.tpillonabbs.ca
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1.0 INTRODUCTION

| have been retained by 1731952 Ontario Ltd (Green Urban Properties), the applicant and
owner, to provide a land use Planning Rationale Report (PRR) in support of a proposed
residential development for property located at 987 and 1003 California Avenue (herein the
“Site”) in the City of Windsor, Ontario.

The Site is made up of 2 parcels. There is presently one residential dwelling located at
1003 California Ave, and 987 California Ave is vacant.

The applicant intends to demolish the residential dwelling located at 1003 California Ave
and construct two 3-unit townhome dwellings, each on their own lot with access and parking
from the existing alley. Each dwelling will have access to 6 parking spaces each.

The Site will provide for a new housing option in an existing neighbourhood, which is an
example of “Missing Middle” housing that the City of Windsor is in need of.

A unique building design will be applied in order to blend the proposed development with
the existing style of the neighbourhood.

A Site specific Zoning By-law Amendment (ZBA) is required in support of the proposed
development. Council for the City of Windsor is the approval authority.

Pre-submission was completed (City File #PS-017/21). Comments dated April 20, 2021,
were received and have been incorporated into the proposed application.

An informal virtual open house was hosted by the owner/applicant with surrounding
property owners on November 23, 2021, from 6:00 pm to 8:00 pm.

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

This PRR will show that the proposed development represents good planning addressing
the need for the City of Windsor to provide residential infilling, which contributes to
affordability and intensification.

Adding this type of gentle density in Ward 2, where there has been an increase in students
and families, and subsequently, the need for good quality housing options provides
accessible options that can both cater to families and/or the student population close to
campus.

987 to 1003 California Ave, Windsor, Ontario 3
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2.0 SITE AND SURROUNDING LAND USES

2.1 Legal Description and Ownership

The Site is an interior lot made up of two (2) parcels located on the west sid

e of California
Avenue, north of Girardot Ave and south of College Ave (see the area in red on Figure 1a

— Air Photo).
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Figure 1a — Air Photo (Source: Windsor GIS)
The Site is legally described as:
Address Legal Description ARN

987 California Ave

Plan 50 BLK D Lots 8 to 10

050-370-12600-0000

1003 California Ave

Plan 50 BLK D Lots 11 & 12

050-370-12500-0000

987 to 1003 California Ave, Windsor, Ontario
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There is presently one residential dwelling located at 1003 California Ave and 987 California
Ave is vacant (see Figures 1b - Street View).

Figure 1b — Street View — Windsor Ave (Source: Pillon Abbs Inc)

2.2 Physical Features of the Site

2.2.1 Size and Site Dimension

The Site is irregular shaped and consists of a total area of approximately 1,333.8 m2. It
has 38.06 m frontage and an irregular depth (35.03 m on the south side and 35.05 m on
the north side).

2.2.2 Vegetation

There are no trees on the Site.

2.2.3 Topography
The Site is flat and is outside the regulated area of the Essex Region Conservation Authority
(ERCA).

2.2.4 Other Physical Features

There is an alleyway at the rear of the Site. There is no fencing between abutting properties.
There is an overhead hydro line along the alley.

987 to 1003 California Ave, Windsor, Ontario 5
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2.2.5 Municipal Services

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

California Ave is a two-way street with on street parking. There are streetlights and
sidewalks along California Avenue. The nearest fire hydrant is located directly across the
Site.

2.2.6 Nearby Amenities

The subject property is in close proximity to major transportation corridors, including Huron
Church Road.

There are several schools located nearby the Site, including the University of Windsor,
Assumption College Catholic Middle School and High School, Westview Freedom Academy
and West Gate Public School.

There are parks and recreation opportunities in close proximity to the Site, including St.
Denis Athletic and Community Centre, Grove Park, South Merritt Park and North Merritt
Park.

There are nearby commercial nodes, such as food service, personal service shops, and
retail along Huron Church Road, Tecumseh Road West and Wyandotte Street West.

There are also nearby employment lands, places of worship, and local/regional amenities.

The Site has access to transit, with the nearest bus stop located along Wyandotte Street
West at Sunset (Stop ID 1228), which is part of City of Windsor Bus Routes 2.

Additionally, the Site is close to Campbell, which hosts a bus route to get to St. Clair College
in Ward 1.

987 to 1003 California Ave, Windsor, Ontario 6
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2.3 Surrounding Land Uses

Overall, the Site is located within an existing low profile residential neighbourhood (Photo
Source: Pillon Abbs Inc, April 20, 2021).

There is 5 unit townhome development, which would be similar in housing type to the
proposed townhome design.

North — The lands to the north of the Site are used for residential with frontage on California
Ave (see Photo 1 — North).

Photo 1 — North

987 to 1003 California Ave, Windsor, Ontario 7

Development & Heritage Standing Committee - July 4, 2022
Page 54 of 257



East — The lands east of the Site are residential with frontage on California Ave (see Photo
3 - East).

Photo 3 — East

South — the lands to the south of the Site are used for residential with frontage on California
Avenue (see Photo 3 - South).

Photo 3 — South

987 to 1003 California Ave, Windsor, Ontario 8
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West — The lands to the west of the Site, on the other side of the alley are used for the St
Denis Centre and includes a parking area (see Photo 4 — West).

Photo 4 — West

987 to 1003 California Ave, Windsor, Ontario 9
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3.0 DEVELOPMENT PROPOSAL

3.1 Proposal

It is proposed to develop the Site for low profile residential (see Figure 2a — Concept Plan).
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Figure 2a — Concept Plan

The applicant intends to demolish the existing residential dwelling located at 1003 California
Ave.

It is proposed to construct two 3-unit townhome dwellings each on their own lot. This will
result in a net density of 45.45 units per hectare for each lot.

Prior to construction and building permit application, the proposed townhome dwellings will
require an application for consent to sever for a lot line adjustment.

A unique design will be applied in order to blend the proposed development with the existing
style of the neighbourhood.

It is proposed that the building will be 9.0 m tall with a total number of 3 storeys for each
townhome unit proposed. The midpoint of the dormer roof height is proposed to be 9.0 m.
The main front/back roof would be a single slope, 5/12 pitch over the depth of the building.
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Each unit will have a front yard porch, sidewalk and landscaping.

Each unit will have a parking space. A total of 6 parking spaces are proposed for each

dwelling.

Parking will be located at the rear of the buildings with access from the existing alley.

Elevations have been provided (see Figure 2b — Elevations).
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Floor Plans have been provided (see Figure 2c — Floor Plans).
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3.2 Support Studies

No additional support studies are required.

3.3 Public Consultation Strategy

In addition to the statutory public meeting hosted by the City of Windsor, the Planning Act
requires that the applicant submit a proposed strategy for public consultation with respect
to an application as part of the complete application requirements.

As part of a public consultation strategy, a virtual informal public open house was hosted
by 1731952 Ontario Limited, the owner/application of the proposed development at 987 —
1003 California Ave., Windsor.

The open house was held with surrounding property owners on November 23, 2021, from
6:00 pm to 8:00 pm. A total of 110 properties were provided notice, which represents 120
m radius of the Site.

In addition to City of Windsor Staff, Planning Consultants and property owner/applicant, a
total of 2 people from the public attended. The open house provided members of the public
with opportunities to review and comment on the proposed development.

A total of 5 proposed development options were presented, including a 10 unit back to back
townhome on one lot. Overall, the proposed development options were supported;
however, the townhome style was the most preferred.

The following is a summary of the comments and responses:

There are a lot of
townhomes in the area
already.

No yards is a very unique
option.

The back to back options
does make the building
appear smaller.

Topic Comment Response
Target Who is the target market? The units will be rented to students
and families. They will be designed
to be home.
Design Fewer doors are better. The final design is to construct two 3-

unit townhomes each on a separate
lot.

A unique design will be applied in
order to blend the proposed
development with the existing style of
the neighbourhood.

987 to 1003 California Ave, Windsor, Ontario
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Topic Comment Response
Lighting and | Rear yard entrances from | Lighting will be included at the front
Safety the alley should have good | and rear of the buildings.
lighting.
Landscaping can be used to reduce
Try to prevent passages in | passage in between buildings.
between buildings.
Parking Good to have on-site | Parking spaces for each townhome
parking from the alley. are proposed with access from the
alley.
Additional parking spaces have been
added.
Density 10 units may be too high. 5 | It is proposed to construct two 3-unit

units will be better.

townhomes to keep the density low.

The net density of 45.45 units per
hectare for each lot is proposed.

987 to 1003 California Ave, Windsor, Ontario
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4.0 PROPOSED APPLICATION

4.1 Zoning By-Law Amendment (ZBA)

A Site specific Zoning By-law Amendment (ZBA) is required in order to permit the proposed
residential development.

The Site is currently zoned “Residential District 1.3 (RD1.3)” on Map 4 of the City of Windsor
Zoning By-Law #8600.

It is proposed to change the zoning of the Site to a site specific “Residential District 2.2
(RD2.2 —(20)(1) (XXX)” to permit the proposed townhome dwellings in addition to the
requested relief for each lot.

All other RD2.2 requirements can be complied with, including parking.

Further analysis is provided in Section 5.1.3 of this PRR.

4.2 Other

Prior to construction and building permit application, the proposed townhome dwellings will
require an application for consent to sever for a lot line adjustment.
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5.0 PLANNING ANALYSIS

5.1 Policy and Regulatory Overview

5.1.1 Provincial Policy Statement (PPS), 2020

The Provincial Policy Statement (PPS) provides policy direction on matters of provincial
interest related to land use planning and development, providing for appropriate
development while protecting resources of provincial interest, public health and safety, and
the quality of the natural and built environments.

The PPS is issued under Section 3 of the Planning Act and came into effect on May 1,
2020. It applies to all land use planning matters considered after this date.

The PPS supports improved land use planning and management, which contributes to a
more effective and efficient land use planning system.

The following provides a summary of the key policy considerations of the PPS as it relates

to the proposed development.

PPS Policy # Policy Response

1.0 .....0Ontario's long-term | The City has directed
prosperity, environmental | growth where the Site is
health and social well-being | located, which will
depend on wisely managing | contribute  positively to
change and promoting | promoting efficient land use
efficient land wuse and | and development patterns.
development patterns.....

1.11 Healthy, liveable and safe | The proposed development

communities are sustained
by:

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

b) accommodating an
appropriate affordable and
market-based range and mix
of residential types,
employment, institutional,
recreation, park and open

is consistent with the policy
to build strong, healthy and
livable communities as it
will provide for a new
housing option in an
existing neighbourhood.

There are no
environmental or public
health and safety concerns
as the area is well
established.

The development pattern
does not require expansion
of the settlement area.

987 to 1003 California Ave, Windsor,
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PPS Policy #

Policy

Response

space, and other uses to
meet long-term needs;

¢) avoiding development and
land use patterns which may
cause environmental or
public health and safety
concerns;

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

e) promoting....... cost-
effective development
patterns and standards to
minimize land consumption
and servicing costs;

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

h) promoting development
and land use patterns that
conserve biodiversity.

The Site has access to full
municipal services and is
close to nearby amenities.

Accessibility will be
addressed at the time of the
building permit application.

Public service facilities are
available nearby.

The development pattern is
proposed to be an efficient
use of the Site.

Sufficient land shall be made
available to accommodate an
appropriate range and mix of
land uses to meet projected
needs for a time horizon of
up to 25 years.

Within  settlement areas,
sufficient land shall be made
available through

intensification and
redevelopment and, if
necessary, designated

growth areas.

The proposed development
will help the City meet the
full range of current and
future residential needs
through intensification.

The intensification can be
accommodated for the
proposed development as
the Site is an appropriate
size.

The Site will provide for a
new housing option in an
existing neighbourhood.

987 to 1003 California Ave, Windsor,
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PPS Policy # Policy Response
1.1.31 Settlement areas shall be the | The proposal enhances the
focus of growth and | vitality of the Municipality,
development. as the proposal is within an
existing settlement area.
1.1.3.2 Land use patterns within | The total density of the

settlement areas shall be
based on densities and a mix
of land uses which:

a) efficiently use land and
resources;

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

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

d) prepare for the impacts of
a changing climate;

e) support active
transportation;

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

g) are freight-supportive.

proposed development is
considered appropriate as
most of the existing
neighborhood is made up
of low profile residential.

The Site offers an
opportunity for
intensification by creating a
new housing option in an
existing neighbourhood.

The intensification can be
accommodated for the
proposed development as
it is an infilling opportunity
within an existing
neighbourhood.

The design and style of the
residential dwelling will be
constructed to a high
standard. A unique design
will be applied in order to
blend the proposed
development  with  the
existing style of the
neighbourhood.

The proposed building will
blend with the dwellings in
the area and will be a
similar scale and massing.

The land area is sufficient
to accommodate the
proposed development.

Adequate buffering from
abutting land uses can be

987 to 1003 California Ave, Windsor, Ontario
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PPS Policy #

Policy

Response

provided as part of site plan
control approval.

Residents will have
immediate access to
nearby amenities. Transit
is available.

1.1.3.3

Planning authorities shall
identify appropriate locations
and promote opportunities
for transit-supportive
development,
accommodating a significant
supply and range of housing
options through
intensification and
redevelopment where this
can be accommodated
taking into account existing
building stock or areas,
including brownfield sites,
and the availability of suitable
existing or planned
infrastructure and public
service facilities required to
accommodate projected
needs.

The intensification can be
accommodated for the
proposed residential
development as it is an
appropriate use of the Site.

1.1.3.4

Appropriate
standards
promoted which
intensification,
redevelopment and compact
form, while avoiding or
mitigating risks to public
health and safety.

development
should be
facilitate

The intensification can be
accommodated for the
proposed development as
it is a development
opportunity  within  an
existing neighbourhood.

There will be no risks to the
public, as the Site is outside
of the ERCA regulated
area.

1.1.3.5

Planning authorities shall
establish and implement
minimum targets for
intensification and
redevelopment within built-
up areas, based on local
conditions.

The City has established
targets for intensification
and redevelopment. The
proposed development will
assist in meeting those
targets as the Site s
located within an existing

987 to 1003 California Ave, Windsor,
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PPS Policy #

Policy

Response

built-up area and will add a
new housing option in an
existing neighbourhood.

1.1.3.6

New development taking
place in designated growth
areas should occur adjacent
to

the existing built-up area and
should have a compact form,
mix of uses and densities
that allow for the efficient use
of land, infrastructure and
public service facilities.

The proposed development
will have a compact form.

A unique design will be
applied in order to blend the
proposed development
with the existing style of the
neighbourhood.

The low profile density will
allow for the efficient use of
land, infrastructure and
public services.

1.4.1

To provide for an appropriate
range and mix of housing
options and densities
required to meet projected
requirements of current and
future residents of the
regional market area,
planning authorities shall:

a) maintain at all times the
ability to accommodate
residential growth for a
minimum of 15 years through
residential intensification and
redevelopment and, if
necessary, lands which are
designated and available for
residential development; and

b) maintain at all times where
new development is to occur,
land with servicing capacity
sufficient to provide at least a
three-year supply of
residential units available
through lands suitably zoned
to facilitate residential
intensification and
redevelopment, and land in

The proposed development
will provide for a new
housing option in an
existing neighbourhood.

The intensification can be
accommodated for the
proposed development as
it is a development
opportunity  within  an
existing neighbourhood.

The area is pedestrian
friendly, allowing people to
access nearby amenities.

Existing municipal services
are available.
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PPS Policy # Policy Response
draft approved and
registered plans.

14.3 Planning authorities shall | The proposed low profile
provide for an appropriate | density is compatible with
range and mix of housing the surrounding area and
options and densities to meet | will provide intensification
projected market-based and | and infilling through the
affordable housing needs efficient use of the Site.
of current and future
residents of the regional | The Site will provide for an
market area. affordable housing option.

The Site is close to nearby
amenities.

There is existing
infrastructure.

1.6.1 Infrastructure and public | The development is on
service facilities shall be | existing full municipal
provided in an efficient | services.
manner that prepares for the
impacts of a changing | Access to public transit is
climate while | available.
accommodating projected
needs.

1.6.6.2 Municipal sewage services | The proposed development

and municipal water services | will be serviced by existing
are the preferred form of municipal sewer, water,
servicing for settlement | and storm, which is the
areas to support protection of | preferred form of servicing
the environment and | within existing settlement
minimize potential risks to | areas.
human health and safety.
Within settlement areas with
existing municipal sewage
services and municipal water
services, intensification and
redevelopment shall be
promoted wherever feasible
to optimize the use of the
services.

1.6.6.7 Planning for stormwater | There will be no risk to
management shall: health and safety.

987 to 1003 California Ave, Windsor,
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PPS Policy #

Policy

Response

a) be integrated with
planning for sewage and
water services and ensure
that

systems are optimized,
feasible and financially viable
over the long term;

b) minimize, or, where
possible, prevent increases
in contaminant loads;

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

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

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

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

1.6.7.1 Transportation systems | The subject property is in
should be provided which are | close proximity to major
safe, energy efficient, transportation corridors
facilitate the movement of | and has access to transit.
people and goods, and are
appropriate to address
projected needs.

1.6.7.2 Efficient use should be made | The proposed development

of existing and planned

contributes to the City’s

infrastructure, including requirements for
through the use of | development within an
transportation demand | existing built-up area.
management strategies,
where feasible.
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PPS Policy #

Policy

Response

1.6.7.4

A land use pattern, density
and mix of uses should be
promoted that minimize the
length and number of vehicle
trips and support current and
future use of transit and
active transportation.

The proposed development
contributes to the City’s
requirement for affordable
infilling within a built-up
area.

The Site is located near
transit, has on-street
parking and will offer
parking in the driveway.

The area is pedestrian
friendly allowing people to
access nearby amenities.

The proposed density
offers an opportunity to
efficiently use existing
municipal infrastructure.

1.8 Planning authorities shall | The proposed development
support energy conservation | supports a compact form
and efficiency, improved air | within an existing built-up
quality, reduced greenhouse | area of the City.
gas emissions, and
preparing for the impacts ofa | The Site has access to
changing climate through | transit and local amenities.
land use and development
patterns.

211 Natural features and areas | There are no natural
shall be protected for the | features that apply to this
long term. Site.

2.21 Planning authorities shall | Existing  services  are
protect, improve or restore | already in place on this
the quality and quantity of | Site.
water.

2.6.1 Significant  built heritage | There are no heritage
resources and significant | resources that apply to this
cultural heritage landscapes | Site.
shall be conserved.

3.0 Development shall be | There are no natural or

directed away from areas of
natural or human-made
hazards where

there is an unacceptable risk
to public health or safety or of

human-made hazards that
apply to this Site.
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PPS Policy # Policy Response
property damage, and not
create new or aggravate
existing hazards.

Therefore, the proposed development is consistent with the PPS.

5.1.2 Official Plan (OP)

The City of Windsor Official Plan (OP) was adopted by Council on October 25, 1999,
approved in part by the Ministry of Municipal Affairs and Housing (MMAH) on March 28,
2000, and the remainder approved by the Ontario Municipal Board (OMB) on November 1,
2002. Office consolidation version is dated September 7, 2012.

The OP implements the PPS and establishes a policy framework to guide land use planning
decisions related to development and the provision of infrastructure and community
services throughout the City.

The lands are designated “Residential” according to Schedule D: Land Use attached to the
OP for the City of Windsor (see Figure 3 — City of Windsor OP).
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Figure 3 — City of Windsor OP
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The following provides a summary of the key policy considerations of the OP as it relates

to the proposed development.

most basic component of
Windsor's urban structure
and occupy the greatest
proportion of the City.
Neighbourhoods are
stable, low-to-medium-
density residential areas
and are comprised of local

streets, parks, open
spaces, schools, minor
institutions and
neighbourhood and
convenience scale retail

services.

The three dominant types
of dwellings in Windsor’s
neighbourhoods are single
detached, semi-detached
and townhouses.

The density range for
Windsor’'s neighbourhoods
is between 20 to 35 units
per net hectare.

This density range provides
for low and some medium-
density intensification to

occur in existing
neighbourhoods. Multiple
dwelling  buildings  with

medium and high-densities
are encouraged at nodes

OP Policy # Policy Response

3.21.2 Encouraging a range of | The proposed residential
housing types will ensure | development supports one
that people have an|of the City's overall
opportunity to live in their | development strategies of
neighbourhoods as they | providing for a range of
pass through the various | housing types.
stages of their lives.

3.3.3 Neighbourhoods are the | The proposed residential

development is located in
an existing built-up area.

The Site is sufficient in area
to accommodate the
proposed development.

The Site offers appropriate

infilling in the existing
neighbourhood.
The area is pedestrian

friendly, allowing people to
access nearby amenities.

The proposed density offers
an opportunity to efficiently
use municipal infrastructure.

The Site will provide for a
new housing option in an
existing neighbourhood.

A unique design will be
applied in order to blend the
proposed development with
the existing style of the
neighbourhood.
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OP Policy #

Policy

Response

identified in the Urban
Structure Plan.

4.0

The implementing healthy
community policies are
interwoven throughout the
remainder of the Plan,
particularly ~ within  the
Environment, Land Use,
Infrastructure and Urban
Design chapters, to ensure
their consideration and
application as a part of the
planning process.

The proposed development
will support the City’s goal of
promoting a healthy
community (live, work and

play).

The proposed development
is close to nearby amenities
and transportation corridors.

5.0

A healthy and sustainable
environment represents a
balance between human
activities and natural
features and functions. In
order to attain this balance,
Council will enhance the
quality of Windsor’s natural
environment and manage
development in a manner
that recognizes the
environment as the basis
of a safe, caring and
diverse community and a
vibrant economy.

The proposed development
will support the City’s goal of
a healthy and sustainable
environment.

The Site is pedestrian
friendly as there are
sidewalks along both sides
of the roadway, which links
to the surrounding
neighbourhoods and nearby
amenities.

There are no anticipated
traffic concerns, no
environmental concerns,
and no expected hazards.

6.0 - Preamble

A healthy and livable city is
one in which people can
enjoy a vibrant economy
and a sustainable healthy
environment in safe, caring
and diverse
neighbourhoods. In order
to ensure that Windsor is
such a city, Council will
manage development
through an approach which
balances environmental,
social and economic
considerations.

The proposed development
supports the policy set out in
the OP as it is suited for
residential development.

The Site will provide for a
new housing option in an
existing neighbourhood.
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Council’'s land use goals
are to achieve:

6.1.1 Safe, caring and
diverse neighbourhoods.

6.1.3 Housing suited to the
needs of Windsor’s
residents.

6.1.10 Pedestrian oriented

clusters of residential,
commercial,
employment and

institutional uses.

OP Policy # Policy Response
6.1 - Goals In  keeping with the | The proposed development
Strategic Directions, | supports the goals set out in

the OP as it provides for
housing that is suited to
residential in an existing
built-up area of Windsor, is
pedestrian oriented, and is
close to employment and
schooling opportunities.

6.2.1.2 — General Policies

For the purpose of this
Plan, Development Profile
refers to the height of a
building or  structure.
Accordingly, the following
Development Profiles apply
to all land use designations
on Schedule D: Land Use
unless specifically provided
elsewhere in this Plan:

(a) Low Profile
developments are buildings
or structures

generally no greater than
three (3) storeys in height;

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

(c) High Profile
developments are buildings
or structures

structure is
low profile

The current
considered a
building.
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OP Policy #

Policy

Response

generally, no greater than
fourteen (14) storeys in
height.

Residential

6.3.2.1 — Permitted uses,

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

Residential is a permitted
use.

6.3.2.3

For the purposes of this
Plan, Low Profile housing
development is further
classified as follows:

(a) small scale forms: single
detached, semi-detached,
duplex and row and
multiplexes with up to 8
units; and (b) large scale
forms: buildings with more
than 8 units.

The proposed development
is considered a low profile,
low scale residential
dwelling.

A total of 3 wunits are
proposed in each
townhouse dwelling.

6.3.2.4

Residential development
shall be located where:

(a) there is access to a
collector or arterial road;
(b) full municipal physical
services can be provided;
(c) adequate community
services and open spaces
are available or are
planned; and

(d) public transportation
service can be provided

The Site has access to
major transportation
corridors and nearby
amenities.

6.3.2.5 -
Criteria

Evaluation

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

(a) feasible having regard
to the other provisions of

This PRR has addressed
the requirements pertaining
to PPS.

There are no constraint
areas that impact the Site.

The Site is not adjacent to a
source of nuisance.

The applicant is not aware
of any contamination. The
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OP Policy #

Policy

Response

this Plan, provincial
legislation, policies and
appropriate guidelines and
support studies for uses:

(i) within or adjacent to any
area identified on Schedule
C: Development Constraint
Areas and described in the
Environment chapter of this
Plan; (i) adjacent to
sources of nuisance, such
as noise, odour, vibration
and dust; (iii) within a site of
potential or known
contamination; (iv) where
traffic ~ generation  and
distribution is a provincial or
municipal concern; and (v)
adjacent to heritage
resources. (b) in keeping
with the goals, objectives
and policies of any
secondary plan or guideline
plan affecting the
surrounding  area; (c)
compatible with the
surrounding area in terms
of scale, massing, height,
siting, orientation,
setbacks, parking and
amenity areas; (d) provided
with adequate off street
parking; (e) capable of
being provided with full
municipal physical services
and emergency services;
and (f) facilitating a gradual
transition from Low Profile
residential development to
Medium and/or High profile
development and vice
versa, where appropriate.

previous use of the 2
parcels has been
residential.

No additional traffic is
expected. Parking will be
from the alleyway.

There are no heritage
resources identified.

The proposed development
has taken into consideration
the new housing policies
and regulations recently
adopted by Council
regarding infilling in
established
neighbourhoods.

The design of the buildings
will be compatible with the
surrounding area in terms of
height as it will be limited to
9m.

In terms of scale and
massing, the lot coverage of
the proposed development
is similar to the abutting
properties.

The proposed dwellings will
be oriented similar to the
abutting parcels and are
proposed to face California
Ave.

The design of the building
will be constructed with a
pitched roof in order to
blend with the styles of the
surrounding
neighbourhood.
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OP Policy #

Policy

Response

Access to the dwellings will
be from the rear via the
alleyway.

Parking minimums are
provided in addition to on-
street parking.

Setbacks can be complied
with.

The proposed buildings will
be brought close to the
roadway to align with
abutting buildings along the
street.

Amenity area is provided,
including a front porch.

Full municipal services are
available.

There is no transition
required as the proposed
development will be kept
profile and low scale.

7.0 - Infrastructure

The provision of proper
infrastructure provides a
safe, healthy and efficient
living environment. In order
to accommodate
transportation and physical
service needs in Windsor,
Council is committed to
ensuring that infrastructure
is provided in a sustainable,
orderly and coordinated
fashion.

The Site is close to nearby
transit, off major
transportation corridors and
has access to full municipal
services.

8 — Urban Design

A memorable, attractive
and liveable city is one

where people feel
comfortable and are
inspired by their

surroundings. The physical

The proposed design of the
dwelling units will blend with
the surrounding area as it
will be kept as a low profile
residential use.
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OP Policy #

Policy

Response

systems and built form of
the City are also designed
to protect, maintain and
improve the quality of life
for present and future
generations by integrating

the principles of
sustainability and place
making. In order for

Windsor to be such a city,
Council is committed to
urban design principles that
enhance the enjoyment and
image of Windsor and its
people

The land area is sufficient to
accommodate the proposed
development.

The Site is flat and
conducive to vehicle
maneuvering.

Adequate buffering from
abutting land uses can be
provided as part of site plan
control approval.

The proposed townhomes
will be limited to 3 storeys in
height.

Some relief from the RD2.2
is being requested in order
to accommodate the
proposed development,
including side yard setback
and lot width, which have
limited impact on the
development and on
adjacent properties.

The Site is pedestrian
friendly and will be a safe
place for people to live, work
and play.

Parking is provided on Site
for each wunit and has
access to on-street parking
and transit.

The Site will provide for a
new housing option in an
existing neighbourhood and
will be made affordable.

The Site will be constructed
to be compatible with the
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neighbourhood is designed
to function as an integral
and complementary part of
that area’s existing
development pattern by
having regard for:

(a) massing;

(b) building height;

(c) architectural proportion;
(d) volumes of defined
space;

(e) lot size;

(f) position relative to the
road; and

(g) building area to site area
ratios.

(h) the pattern, scale and

character of  existing
development;

and,

(i) exterior building
appearance.

OP Policy # Policy Response
surrounding
neighbourhoods.
8.7.2.3 - INFILL Council will ensure that | The proposed development
DEVELOPMENT proposed development | is an infill opportunity.
within  an  established

The Site will be constructed
to be compatible with the
surrounding
neighbourhoods.

In terms of scale and
massing, the lot coverage of
the proposed development
is similar to the abutting
properties.

The design of the buildings
will be compatible with the
surrounding area in terms of
height as it will be limited to
9m.

The proposed dwellings will
be oriented similar to the
abutting parcels and are
proposed to face California
Ave.

The architectural proportion
of the proposed dwellings
has been taken into
account.

The design of the building
will be constructed with a
pitched roof in order to
blend with the styles of the
surrounding
neighbourhood.

The lot size can
accommodate the proposed
development.
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Response

been

has
illustrate the

An elevation
provided to

appearance.

Policy

OP Policy #

Therefore, the proposed development conforms to the City of Windsor OP.

5.1.3 Zoning By-law (ZBL)

2002,

and then a further Ontario Municipal Board (OMB) decision was issued on January 14,

2003.

’

A ZBL implements the PPS and the City OP by regulating the specific use of property and

The City of Windsor Zoning By-law (ZBL) #8600 was passed by Council on July 8
providing for its day-

to-day administration.

City of Windsor Zoning).

see Figures 4 —
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According to Map 4 attached to the ZBL the Site is currently zoned “Residential District 1.3

(RD1.3)” category

Figure 4 — City of Windsor Zoning
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It is proposed to change the zoning of the Site from the existing “Residential District 1.3
(RD1.3)” zoning to a site specific “Residential District 2.2 (RD2.2 —(20)(1) (XXX)” to permit

the proposed townhome dwellings.

Townhome Dwelling is defined in the City of Windsor ZBL as:

TOWNHOME DWELLING means one dwelling vertically divided into a row
of three or more dwelling units attached by common interior walls, each wall
having a minimum area above grade of 10.0 sq. m., and may include, where
permitted by Section 5.99.80, additional dwelling units. A semi-detached
dwelling is not a townhome dwelling.

Townhome Dwelling Unit is defined in the City of Windsor ZBL as:

TOWNHOME DWELLING UNIT means one dwelling unit in a fownhome
dwelling, and may include, if permitted by Section 5.99.80, one additional

dwelling unit.

A review of the proposed RD2.2 zone provisions, as set out in Section 11.2.5.5 of
the ZBL are as follows:

Zone Required Proposed Proposed | Compliance

Regulations RD2.2 (South Lot) | (North Lot) | and/or Relief
Requested with
Justification

Permitted Townhome Townhome Townhome Complies, subject

Uses Dwelling Dwelling Dwelling to the approval of
the ZBA

Minimum Lot | 20.0 m 19.03 m 19.03 m Relief required.

Width
The lot is irregular
in shape.
A lot line
adjustment is
required to shift the
lot line.
A minor relief of
0.97 m is required.

Minimum Lot | 200.0 m2 per | 666.9 m2 666.9 m2 Complies

Area dwelling unit

200x 3 =
600 m2
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Maximum Lot | 45.0 % 43.2 % Complies
Coverage
Maximum 10.0 m 9.0m Complies
Main Building
Height
Minimum 6.0m 6.0m Complies
Front Yard
Depth
Minimum 7.50m 10.50 m 10.50 m Complies
Rear Yard
Depth
Minimum 1.50 m 1.23 m Relief is required.
Side Yard
Width A minor relief of
0.27 m is required.
The lot is irregular
in shape.
There are no doors
proposed on the
side yards.
Parking Townhome 6 Complies
(Table Dwelling
24.20.5.1) without an
attached
garage or
carport
1.25 per
dwelling unit
1.25x3 =
3.75 (3
rounded
down)
Parking Area | Any other >3.00 m >3.00 m Complies
Separation street — 3.00
25.5.20.1.2 m
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25.5.20.1.3

An interior lot
line or alley —
0.90 m

0.9m

0.9m

Complies

25.5.20.1.5

A building
wall in which
is located a
main
pedestrian
entrance
facing the
parking area
—2.00m

>2.00m

>2.00m

Complies

25.5.20.1.6

A building
wall
containing a
habitable
room window
or containing
both a main
pedestrian
entrance and
a habitable
room window
facing the
parking area
where the
building is
located on
the same lot
as the
parking area
—450m

>4.50m

>4.50m

Complies

Therefore, the proposed development will require a site specific zoning RD2.2 -
S.20(1)(XXX) to permit the proposed townhome dwellings with the following requested relief

for each lot:

1. decrease the required minimum lot width from 20 m to 19.03 m, and

2. decrease the required minimum side yard width from 1.50 m to 1.23 m.

All other RD2.2 requirements can be complied with, including parking.
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6.0 SUMMARY AND CONCLUSION

6.1 Context and Site Suitability Summary

6.1.1 Site Suitability

The Site is ideally suited for new residential development for the following reasons:

e The land area is sufficient to accommodate the existing development with adequate
existing buffering from abutting land uses,

The Site has existing municipal water, storm and sewer systems,

There are no anticipated traffic concerns,

There are no environmental concerns,

There are no hazards, and

The location of the proposed development is appropriate in that it will blend well with
the residential uses in the surrounding neighbourhood.

6.1.2 Compatibility of Design
The Site is compatible with the surrounding area in terms of scale, massing, height and
siting.

A unique design will be applied in order to blend the proposed development with the existing
style of the neighbourhood.

6.1.3 Good Planning

The proposal represents good planning as it addresses the need for the City to provide a
new housing option in an existing neighbourhood. It is an example of “Missing Middle”
housing that adds gentle density, which is healthy from an environmental and sustainability
standpoint.

The additional units will contribute toward affordability and intensification requirements.

Continued residential use on the Site represents an efficient development pattern that
optimizes the use of land in an existing low profile neighbourhood.

The Site is flat, making it conducive for vehicle maneuvering for on-site parking.

6.1.4 Natural Environment Impacts

The proposal does not have any negative natural environment impacts, as there are no
natural heritage features on the Site.

987 to 1003 California Ave, Windsor, Ontario 39

Development & Heritage Standing Committee - July 4, 2022
Page 86 of 257



6.1.5 Municipal Services Impacts

The proposed development will be serviced by existing municipal sewer, water and storm,
which is the preferred form of servicing within existing settlement areas.

6.1.6 Social and/or Economic Conditions

The proposed development does not negatively affect the social environment as the Site is
in close proximity to major transportation corridors, transit and nearby amenities.

Adding additional residential units in an existing residential neighbourhood contributes
toward the goal of ‘live, work and play’ where citizens share a strong sense of belonging
and a collective pride of place.

As this neighbourhood is an older neighbourhood with single detached dwellings, new
townhomes will contribute positively to the social and economic fabric, with an increase in
residents to a space that is currently vacant.

The proposed design also provides for a new housing choice which will be affordable.

The proposed development promotes efficient development and land use pattern, which
sustains the financial well-being of the Municipality.

The proposal does not cause any public health and safety concerns. The proposal
represents a cost effective development pattern that minimizes land consumption and
servicing costs.

There will be no urban sprawl as the proposed development is within the existing settlement
area and is an ideal development opportunity.

6.2 Conclusion

The proposed development on the Site is appropriate and should be approved by the City
of Windsor.

This PRR has shown that the proposed development is suitable for intensification of
affordable residential use, is consistent with the PPS, conforms with the intent and purpose
of the City of Windsor OP and represents good planning.

The report components for this PRR have set out the following, as required under the City
of Windsor OP:

10.2.13.2 Where a Planning Rationale Report is required, such a study should:
(a) Include a description of the proposal and the approvals required;

(b) Describe the Site’s previous development approval history;
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(c) Describe major physical features or attributes of the Site including current land
uses(s) and surrounding land uses, built form and contextual considerations;

(d) Describe whether the proposal is consistent with the provincial policy statements
issued under the Planning Act.

(e) Describe the way in which relevant Official Plan policies will be addressed,
including both general policies and site-specific land use designations and policies;

(f) Describe whether the proposal addresses the Community Strategic Plan;

(g) Describe the suitability of the Site and indicate reasons why the proposal is
appropriate for this Site and will function well to meet the needs of the intended
future users;

(h) Provide an analysis of the compatibility of the design and massing of the
proposed developments and land use designations;

(i) Provide an analysis and opinion as to why the proposal represents good planning,
including the details of any methods that are used to mitigate potential negative
impacts;

(j) Describe the impact on the natural environment;
(k) Describe the impact on municipal services;

(I) Describe how the proposal will affect the social and/or economic conditions using
demographic information and current trends; and,

(m) Describe areas of compliance and non-compliance with the Zoning By-law.

Planner’s Certificate:

| hereby certify that this report was prepared by Tracey Pillon-Abbs, a Registered
Professional Planner, within the meaning of the Ontario Professional Planners Institute Act,
1994,
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APPENDIX B — Conceptual Site Plan Elevation Drawings
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APPENDIX B — Conceptual Site Plan Elevation Drawings
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APPENDIX B — Conceptual Site Plan Elevation Drawings
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APPENDIX C - Site Photos

987 and 1003 California Ave (Subject Land) looking west from the street

987 and 1003 California Ave (Subject Land) looking east from the alley
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APPENDIX C - Site Photos

987 and 1003 California Ave (Subject Land) looking north west

987 and 1003 California Ave (Subject Land) looking south west
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APPENDIX C - Site Photos

California Ave - facing north from subject site

California Ave - facing south from subject site
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APPENDIX C - Site Photos

East side of California Ave — across from subject site

East side of California Ave — across from subject site
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APPENDIX C - Site Photos

Alley behind subject site — looking north

Alley behind subject site — looking south
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APPENDIX C - Site Photos

Existing Townhome Dwelling at 909-917 California Ave (front)

Existing Townhome Dwelling at 909-917 California Ave (rear)
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Appendix D - Provincial Policy Statement Excerpts

Part V:

Policies

1.0 Building Strong Healthy Communities

Ontario is a vast province with urban, rural, and northern communities with diversity in
population, economic activities, pace of growth, service levels and physical and natural
conditions. Ontario's long-term prosperity, environmental health and social well-being depend
on wisely managing change and promoting efficient land use and development patterns.
Efficient land use and development patterns support sustainability by promoting strong,
liveable, healthy and resilient communities, protecting the environment and public health and
safety, and facilitating economic growth.

Accordingly:

11 Managing and Directing Land Use to Achieve Efficient
and Resilient Development and Land Use Patterns

1.1.1 Healthy, liveable and safe communities are sustained by:

a)

b)

f)

g)

h)

71

promoting efficient development and land use patterns which sustain the
financial well-being of the Province and municipalities over the long term;
accommodating an appropriate affordable and market-based range and mix
of residential types (including single-detached, additional residential units,
multi-unit housing, affordable housing and housing for older persons),
employment (including industrial and commercial), institutional (including
places of worship, cemeteries and long-term care homes), recreation, park
and open space, and other uses to meet long-term needs;

avoiding development and land use patterns which may cause
environmental or public health and safety concerns;

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

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

improving accessibility for persons with disabilities and older persons by
addressing land use barriers which restrict their full participation in society;
ensuring that necessary infrastructure and public service facilities are or will
be available to meet current and projected needs;

promoting development and land use patterns that conserve biodiversity;
and

preparing for the regional and local impacts of a changing climate.
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1.1.2 Sufficient land shall be made available to accommodate an appropriate range and
mix of land uses to meet projected needs for a time horizon of up to 25 years,
informed by provincial guidelines. However, where an alternate time period has
been established for specific areas of the Province as a result of a provincial planning
exercise or a provincial plan, that time frame may be used for municipalities within
the area.

Within settlement areas, sufficient land shall be made available through
intensification and redevelopment and, if necessary, designated growth areas.

Nothing in policy 1.1.2 limits the planning for infrastructure, public service facilities
and employment areas beyond a 25-year time horizon.

113 Settlement Areas

Settlement areas are urban areas and rural settlement areas, and include cities, towns, villages
and hamlets. Ontario’s settlement areas vary significantly in terms of size, density, population,
economic activity, diversity and intensity of land uses, service levels, and types of infrastructure
available.

The vitality and regeneration of settlement areas is critical to the long-term economic
prosperity of our communities. Development pressures and land use change will vary across
Ontario. It is in the interest of all communities to use land and resources wisely, to promote
efficient development patterns, protect resources, promote green spaces, ensure effective use
of infrastructure and public service facilities and minimize unnecessary public expenditures.

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

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

a) efficiently use land and resources;

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

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

d) prepare for the impacts of a changing climate;

e)  support active transportation;

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

g)  are freight-supportive.
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1.1.33

1134

1.1.35

1.1.3.6

1.1.3.7

1.1.3.8

9|

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

Planning authorities shall identify appropriate locations and promote opportunities
for transit-supportive development, accommodating a significant supply and range
of housing options through intensification and redevelopment where this can be
accommodated taking into account existing building stock or areas, including
brownfield sites, and the availability of suitable existing or planned infrastructure
and public service facilities required to accommodate projected needs.

Appropriate development standards should be promoted which facilitate
intensification, redevelopment and compact form, while avoiding or mitigating risks
to public health and safety.

Planning authorities shall establish and implement minimum targets for
intensification and redevelopment within built-up areas, based on local conditions.
However, where provincial targets are established through provincial plans, the
provincial target shall represent the minimum target for affected areas.

New development taking place in designated growth areas should occur adjacent to
the existing built-up area and should have a compact form, mix of uses and densities
that allow for the efficient use of land, infrastructure and public service facilities.

Planning authorities should establish and implement phasing policies to ensure:

a) that specified targets for intensification and redevelopment are achieved
prior to, or concurrent with, new development within designated growth
areas; and

b) the orderly progression of development within designated growth areas and

the timely provision of the infrastructure and public service facilities required
to meet current and projected needs.

A planning authority may identify a settlement area or allow the expansion of a
settlement area boundary only at the time of a comprehensive review and only
where it has been demonstrated that:

a) sufficient opportunities to accommodate growth and to satisfy market
demand are not available through intensification, redevelopment and
designated growth areas to accommodate the projected needs over the
identified planning horizon;

b) the infrastructure and public service facilities which are planned or available
are suitable for the development over the long term, are financially viable
over their life cycle, and protect public health and safety and the natural
environment;

c) in prime agricultural areas:

1. thelands do not comprise specialty crop areas;
2. alternative locations have been evaluated, and

a’r%égmal Policy Statement, 2020
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12.6

1.26.1

1.2.6.2

1.3

13.1
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Land Use Compatibility

Major facilities and sensitive land uses shall be planned and developed to avoid, or
if avoidance is not possible, minimize and mitigate any potential adverse effects
from odour, noise and other contaminants, minimize risk to public health and
safety, and to ensure the long-term operational and economic viability of major
facilities in accordance with provincial guidelines, standards and procedures.

Where avoidance is not possible in accordance with policy 1.2.6.1, planning
authorities shall protect the long-term viability of existing or planned industrial,
manufacturing or other uses that are vulnerable to encroachment by ensuring that
the planning and development of proposed adjacent sensitive land uses are only
permitted if the following are demonstrated in accordance with provincial
guidelines, standards and procedures:

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

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

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

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

and mitigated.

Employment

Planning authorities shall promote economic development and competitiveness by:

a) providing for an appropriate mix and range of employment, institutional, and
broader mixed uses to meet long-term needs;
b) providing opportunities for a diversified economic base, including

maintaining a range and choice of suitable sites for employment uses which
support a wide range of economic activities and ancillary uses, and take into
account the needs of existing and future businesses;

c) facilitating the conditions for economic investment by identifying strategic
sites for investment, monitoring the availability and suitability of
employment sites, including market-ready sites, and seeking to address
potential barriers to investment;

d) encouraging compact, mixed-use development that incorporates compatible
employment uses to support liveable and resilient communities, with
consideration of housing policy 1.4; and

e) ensuring the necessary infrastructure is provided to support current and
projected needs.
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14

Housing

14.1 To provide for an appropriate range and mix of housing options and densities
required to meet projected requirements of current and future residents of the
regional market area, planning authorities shall:

a) maintain at all times the ability to accommodate residential growth for a
minimum of 15 years through residential intensification and redevelopment
and, if necessary, lands which are designated and available for residential
development; and

b) maintain at all times where new development is to occur, land with servicing
capacity sufficient to provide at least a three-year supply of residential units
available through lands suitably zoned to facilitate residential intensification
and redevelopment, and land in draft approved and registered plans.

Upper-tier and single-tier municipalities may choose to maintain land with servicing

capacity sufficient to provide at least a five-year supply of residential units available

through lands suitably zoned to facilitate residential intensification and
redevelopment, and land in draft approved and registered plans.

1.4.2 Where planning is conducted by an upper-tier municipality:

a) the land and unit supply maintained by the lower-tier municipality identified
in policy 1.4.1 shall be based on and reflect the allocation of population and
units by the upper-tier municipality; and

b) the allocation of population and units by the upper-tier municipality shall be
based on and reflect provincial plans where these exist.

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

a) establishing and implementing minimum targets for the provision of housing
which is affordable to low and moderate income households and which aligns
with applicable housing and homelessness plans. However, where planning is
conducted by an upper-tier municipality, the upper-tier municipality in
consultation with the lower-tier municipalities may identify a higher target(s)
which shall represent the minimum target(s) for these lower-tier
municipalities;

b) permitting and facilitating:

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

2. all types of residential intensification, including additional residential
units, and redevelopment in accordance with policy 1.1.3.3;
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1.6.3

1.6.4

1.6.5

1.6.6

1.6.6.1

1.6.6.2

Before consideration is given to developing new infrastructure and public service
facilities:

a) the use of existing infrastructure and public service facilities should be
optimized; and
b) opportunities for adaptive re-use should be considered, wherever feasible.

Infrastructure and public service facilities should be strategically located to support
the effective and efficient delivery of emergency management services, and to
ensure the protection of public health and safety in accordance with the policies in
Section 3.0: Protecting Public Health and Safety.

Public service facilities should be co-located in community hubs, where appropriate,
to promote cost-effectiveness and facilitate service integration, access to transit and
active transportation.

Sewage, Water and Stormwater
Planning for sewage and water services shall:

a) accommodate forecasted growth in a manner that promotes the efficient use
and optimization of existing:
1.  municipal sewage services and municipal water services; and
2.  private communal sewage services and private communal water

services, where municipal sewage services and municipal water services
are not available or feasible;

b) ensure that these systems are provided in a manner that:
1. can be sustained by the water resources upon which such services rely;
2. prepares for the impacts of a changing climate;
3. s feasible and financially viable over their lifecycle; and
4. protects human health and safety, and the natural environment;

c) promote water conservation and water use efficiency;

d) integrate servicing and land use considerations at all stages of the planning
process; and

e) be in accordance with the servicing hierarchy outlined through policies
1.6.6.2,1.6.6.3,1.6.6.4 and 1.6.6.5. For clarity, where municipal sewage
services and municipal water services are not available, planned or feasible,
planning authorities have the ability to consider the use of the servicing
options set out through policies 1.6.6.3, 1.6.6.4, and 1.6.6.5 provided that
the specified conditions are met.

Municipal sewage services and municipal water services are the preferred form of
servicing for settlement areas to support protection of the environment and
minimize potential risks to human health and safety. Within settlement areas with
existing municipal sewage services and municipal water services, intensification and
redevelopment shall be promoted wherever feasible to optimize the use of the
services.
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sufficient reserve sewage system capacity shall include treatment capacity for
hauled sewage from private communal sewage services and individual on-site
sewage services.

1.6.6.7 Planning for stormwater management shall:

a) be integrated with planning for sewage and water services and ensure that
systems are optimized, feasible and financially viable over the long term;

b) minimize, or, where possible, prevent increases in contaminant loads;

c) minimize erosion and changes in water balance, and prepare for the impacts

of a changing climate through the effective management of stormwater,
including the use of green infrastructure;

d) mitigate risks to human health, safety, property and the environment;
e) maximize the extent and function of vegetative and pervious surfaces; and
f) promote stormwater management best practices, including stormwater

attenuation and re-use, water conservation and efficiency, and low impact
development.

16.7 Transportation Systems

1.6.7.1 Transportation systems should be provided which are safe, energy efficient,
facilitate the movement of people and goods, and are appropriate to address
projected needs.

1.6.7.2 Efficient use should be made of existing and planned infrastructure, including
through the use of transportation demand management strategies, where feasible.

1.6.7.3 As part of a multimodal transportation system, connectivity within and among
transportation systems and modes should be maintained and, where possible,
improved including connections which cross jurisdictional boundaries.

1.6.7.4 A land use pattern, density and mix of uses should be promoted that minimize the
length and number of vehicle trips and support current and future use of transit and
active transportation.

16.8 Transportation and Infrastructure Corridors

1.6.8.1 Planning authorities shall plan for and protect corridors and rights-of-way for
infrastructure, including transportation, transit and electricity generation facilities
and transmission systems to meet current and projected needs.

1.6.8.2 Major goods movement facilities and corridors shall be protected for the long term.

1.6.8.3 Planning authorities shall not permit development in planned corridors that could
preclude or negatively affect the use of the corridor for the purpose(s) for which it
was identified.
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1.6.11 Energy Supply

1.6.11.1 Planning authorities should provide opportunities for the development of energy
supply including electricity generation facilities and transmission and distribution
systems, district energy, and renewable energy systems and alternative energy
systems, to accommodate current and projected needs.

1.7 Long-Term Economic Prosperity

1.7.1 Long-term economic prosperity should be supported by:

a)

b)

d)

e)

f)
g)

h)
i)

j)

k)

promoting opportunities for economic development and community
investment-readiness;

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

optimizing the long-term availability and use of land, resources,
infrastructure and public service facilities;

maintaining and, where possible, enhancing the vitality and viability of
downtowns and mainstreets;

encouraging a sense of place, by promoting well-designed built form and
cultural planning, and by conserving features that help define character,
including built heritage resources and cultural heritage landscapes;
promoting the redevelopment of brownfield sites;

providing for an efficient, cost-effective, reliable multimodal transportation
system that is integrated with adjacent systems and those of other
jurisdictions, and is appropriate to address projected needs to support the
movement of goods and people;

providing opportunities for sustainable tourism development;

sustaining and enhancing the viability of the agricultural system through
protecting agricultural resources, minimizing land use conflicts, providing
opportunities to support local food, and maintaining and improving the agri-
food network;

promoting energy conservation and providing opportunities for increased
energy supply;

minimizing negative impacts from a changing climate and considering the
ecological benefits provided by nature; and

encouraging efficient and coordinated communications and
telecommunications infrastructure.

1.8 Energy Conservation, Air Quality and Climate Change

1.8.1 Planning authorities shall support energy conservation and efficiency, improved air
quality, reduced greenhouse gas emissions, and preparing for the impacts of a
changing climate through land use and development patterns which:
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f)

g)

promote compact form and a structure of nodes and corridors;

promote the use of active transportation and transit in and between
residential, employment (including commercial and industrial) and
institutional uses and other areas;

focus major employment, commercial and other travel-intensive land uses
on sites which are well served by transit where this exists or is to be
developed, or designing these to facilitate the establishment of transit in the
future;

focus freight-intensive land uses to areas well served by major highways,
airports, rail facilities and marine facilities;

encourage transit-supportive development and intensification to improve the
mix of employment and housing uses to shorten commute journeys and
decrease transportation congestion;

promote design and orientation which maximizes energy efficiency and
conservation, and considers the mitigating effects of vegetation and green
infrastructure; and

maximize vegetation within settlement areas, where feasible.
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Appendix E - Official Plan Excerpts

NEIGHBOURHOOD
CENTRES

NEIGHBOURHOOD
HOUSING
VARIETY

DISTINCTIVE
NEIGHBOURHOOD
CHARACTER

COMMUNITY
DESIGN

EMPLOYMENT

3.2.1

3.2.11

3.2.1.2

3.2.1.3

3214

3.3.2

3.2.21

close proximity. Mixed use developments will be encouraged with
strong pedestrian orientations and to support public transit. This concept
will enable Windsor to continue its growth and foster a vibrant economy,
while ensuring a safe, caring and diverse community and a sustainable,
healthy environment.

In order to manage growth consistent with the community vision, the
following key policy directions are provided for in the other chapters of
this Plan.

Safe, Caring and Diverse Community

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

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

Windsor will keep much of what gives its existing neighbourhoods their
character — trees and greenery, heritage structures and spaces, distinctive
area identities, parks, and generally low profile development outside the
City Centre. Around the neighbourhood centres, the existing character of
the neighbourhood will be retained and enhanced. Newly developing
areas will be planned to foster their own unique neighbourhood identities
with a mixture of homes, amenities and services.

The design of buildings and spaces will respect and enhance the character
of their surroundings, incorporating natural features and creating
interesting and comfortable places. Streets, open spaces and the
greenway system will serve as public amenities connecting and defining
neighbourhoods and contributing to Windsor’s image. New development
in Windsor will accommodate the needs of pedestrians, cyclists and other
recreational activities.

Vibrant Economy

Windsor’s economy will be stimulated by active employment centres that
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providing places for residents to walk such as local retail businesses and
services. Local services may also include pharmacies, convenience
stores and retail to serve the day to day needs of residents.

Transit service is available and multiple routes may converge within the
corridor and provide a few connections to other corridors and to Regional
Commercial Centres.

3.3.3 Neighbourhoods

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

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

3.34 Structural Elements in Neighbouring Communities

Several urban structural elements are included for the neighbouring
communities of Detroit, Michigan, United States of America; and the
towns of Tecumseh and LaSalle in Essex County, Ontario. These
communities are beyond Windsor Council’s jurisdiction and the
structural elements are included on Official Plan VVolume I — Schedule
‘J” for reference purposes only.
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4.1.6

41.7

41.8

4.2

421

4211

4212

4213

4214

4215

4216

4.2.2

4.2.2.1

4222

4223

4224

4225

Economic opportunities throughout Windsor.

A safe environment throughout Windsor.

A decision making process that balances environmental, economic and
social considerations.

Objectives

Healthy and Liveable City

To consider community health in the planning and design of Windsor and
its neighbourhoods.

To provide for activities and facilities which will foster an active lifestyle
to improve community health.

To regularly monitor community health.
To protect against climate change and its possible adverse effects on
human health, the physical environment, economy and quality of life.

To encourage a mix of housing types and services to allow people to
remain in their neighbourhoods as they age.

To provide for pedestrian scale neighbourhood centres that serve the day-
to-day needs of the local residents.

Environmental Sustainability

To consider the environment in the planning and design of Windsor.

To protect and restore ecosystems.

To encourage community planning, design and development that is
sustainable.

To promote development that meets human needs and is compatible with
the natural environment.

To reduce environmental impacts.
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4232

4233

4234

4.23.5

4.2.3.6

4.2.4

4241

4.2.4.2

4243

4244

4.2.5

4251

4252

4253

Quality of Life

To encourage a mix of uses.

To encourage the location of basic goods and services floe to where
people live and work.

To recognize the needs of the community in terms of shelter, support
services, accessibility and mobility.

To accommodate the appropriate range and mix of housing.

To encourage community services at appropriate locations throughout
Windsor.

To recognize the needs of the First Nations communities for housing and
support services.

Sense of Community

To encourage development that fosters social interaction.

To encourage development that fosters the integration of all residents into

the community.

To encourage developments that adapt to changing resident needs.

To co-locate community facilities.

Community Empowerment

To encourage the development of education and training facilities
throughout Windsor.

To encourage and facilitate public involvement in planning and
development initiatives.

To ensure effective public information and communication on planning
and development initiatives.
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6. Land Use

6.0 Preamble

A healthy and livable city is one in which people can enjoy a vibrant economy
and a sustainable healthy environment in safe, caring and diverse
neighbourhoods. In order to ensure that Windsor is such a city, Council will
manage development through an approach which balances environmental, social
and economic considerations. As such, the Land Use chapter of this Plan
promotes a compact urban form and directs compatible development to
appropriate locations within existing and future neighbourhoods.

This chapter of the Official Plan provides goals, objectives and policies for the
land use designations identified on Schedule D: Land Use and Schedule E: City

Centre Planning District and should be read in conjunction with the other parts
of the Plan.

6.1 Goals

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

NEIGHBOURHOODS ~ 6.1.1 Safe, caring and diverse neighbourhoods.

ENVIRONMENTALLY  6,1.2 Environmentally sustainable urban development.

SUSTAINABLE

RESIDENTIAL 6.1.3 Housing suited to the needs of Windsor’s residents.
EMPLOYMENT 6.1.4 The retention and expansion of Windsor’s employment base.
COMMERCIAL 6.1.5 Convenient and viable areas for the purchase and sale of goods

and services.

INSTITUTIONAL 6.1.6 An integration of institutions within Windsor’s neighbourhoods.

OPEN SPACE 6.1.7 A variety of open space areas.

WATERFRONT 6.1.8 An accessible Detroit River, Lake St. Clair and a healthy
waterfront.

NATURAL 6.1.9 The protection and conservation of environmentally significant

HERITAGE and sensitive natural heritage features and functions.

MixeD Use 6.1.10 Pedestrian oriented clusters of residential, commercial,
employment and institutional uses.
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CiTy CENTRE 6.1.11 The City Centre as the vibrant focal point and symbol of
PLANNING Windsor
DISTRICT '
AIRPORT 6.1.12 Protection and enhancement of Windsor Airport’s role in serving
passenger and cargo needs. (added by OPA #60-05/07/07-B/L85-2007-OMB
Decision/Order N0.2667, 10/05/2007)
FUTURE 6.1.13 The provision of sufficient land in appropriate locations to
GROWTH AREAS accommodate future population and employment growth in
Windsor. (added by OPA #60-05/07/07-B/L85-2007-OMB Decision/Order No.2667,
10/05/2007)
6.2 General Policies
SCHEDULE D: 6.2.1.1 The following land use designations shall be identified on
LAND UsE Schedule D: Land Use:
(@ Residential;
(b)  Industrial,
(c)  Business Park;
(d)  Commercial Centre;
()  Commercial Corridor;
() Major Institutional;
(g) Open Space;
(h)  Natural Heritage;
(i) Mixed Use;
()  Waterfront Residential;
(k)  Waterfront Recreation; and
() Waterfront Port.
(m)  Windsor Airport (added by OPA #60-05/07/07-B/L85-2007-OMB
Decision/Order No.2667, 10/05/2007)
(n)  Future Urban Area (added by OPA #60-05/07/07-B/L85-2007-OMB
Decision/Order No.2667, 10/05/2007)
City of Windsor Official Plan 5 Volume | » Land Use 6-2

Development & Heritage Standing Committee - July 4, 2022

Page 112 of 257



(0)  Future Employment Area (added by OPA #60-05/07/07-B/L85-2007—
OMB Decision/Order No0.2667, 10/05/2007)

TYPES OF 6.2.1.2 For the purpose of this Plan, Development Profile refers to the
BE‘éﬁﬁPMENT height of a building or structure. Accordingly, the following

Development Profiles apply to all land use designations on
Schedule D: Land Use unless specifically provided elsewhere in
this Plan:

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

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

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

TYPES OF 6.2.1.3 For the purpose of this Plan, Development Pattern refers to an
EE¥TEEL§§MENT area bounded by the nearest Collector and/or Arterial roads

and/or other major linear physical features. Accordingly, two
categories of Development Pattern are provided for:

(@) aNeighbourhood which exhibits a characteristic lotting
and/or development profile; and

(b) an Undeveloped Area which does not have characteristic
lotting or development profile.

6.3 Residential

The lands designated as “Residential” on Schedule D: Land Use provide the
main locations for housing in Windsor outside of the City Centre Planning
District. In order to develop safe, caring and diverse neighbourhoods,
opportunities for a broad range of housing types and complementary services
and amenities are provided.

The following objectives and policies establish the framework for development
decisions in Residential areas.

6.3.1 Objectives
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RANGE OF
FORMS &
TENURES

NEIGHBOURHOODS

INTENSIFICATION,
INFILL &
REDEVELOPMENT

MAINTENANCE &
REHABILITATION

SERVICE &
AMENITIES

HoME BASED
OCCUPATIONS

SUFFICIENT
LAND SUPPLY

PERMITTED
USES

ANCILLARY
USES

6.3.1.1 To support a complementary range of housing forms and tenures
in all neighbourhoods.

6.3.1.2 To promote compact neighbourhoods which encourage a
balanced transportation system.

6.3.1.3 To promote selective residential redevelopment, infill and
intensification initiatives.

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

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

6.3.1.6 To accommodate home based occupations.

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

6.3.2 Policies

In order to facilitate the orderly development and integration of housing in
Windsor, the following policies shall apply.

6.3.2.1

6.3.2.2

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

In addition to the uses permitted above, Council will encourage
the achievement of diverse and self-sufficient neighbourhoods by
permitting the following ancillary uses in areas designated
Residential on Schedule D: Land Use without requiring an
amendment to this Plan:

HSes;
(Deleted by OPA #82 — June 20, 2011, B/L 117-2011)
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@ : icos including librasies. icos.

includ Methad Slinic:
(Deleted by OPA #106 — November 6, 2015, B/L 143-2015)

(@ community services including libraries, emergency services,

community centres and similar public agency uses;
(Amended by OPA #106 — November 6, 2015, B/L 143-2015)

(b) home based occupations subject to the provisions of policy
6.3.2.7,

(c) Neighbourhood Commercial uses subject to the provisions
of policy 6.3.2.9;

(d) Open Space uses subject to the provisions of section 6.7;
and

(e) Minor Institutional uses subject to the provisions of section

6.6.
TYPES OF 6.3.2.3 For the purposes of this Plan, Low Profile housing development
Low PROFILE is further classified as follows:
HoOUSING
(@ small scale forms: single detached, semi-detached, duplex
and row and multiplexes with up to 8 units; and
(b) large scale forms: buildings with more than 8 units.
LOCATIONAL 6.3.2.4 Residential development shall be located where:
CRITERIA
(@) there is access to a collector or arterial road;
(b) full municipal physical services can be provided;
(c) adequate community services and open spaces are
available or are planned; and
(d) public transportation service can be provided.
EVALUATION 6.3.2.5 At the time of submission, the proponent shall demonstrate to the
ﬁ:gﬁ;'&';igg satisfaction of the Municipality that a proposed residential
D DEVELOPMENT development within an area having a Neighbourhood
PATTERN development pattern is:
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(@)

(b)

(©)

(d)
(€)

(f)

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

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

(i) adjacent to sources of nuisance, such as noise,
odour, vibration and dust;

(iii)  within a site of potential or known contamination;

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

(v)  adjacent to heritage resources.

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

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

provided with adequate off street parking;

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

facilitating a gradual transition from Low Profile
residential development to Medium and/or High profile
development and vice versa, where appropriate.

EVALUATION 6.3.2.6 At the time of submission, the proponent shall demonstrate to the
SR'TER'A FOR AN satisfaction of the Municipality that a proposed residential
aen OTED development within an area having a Undeveloped Area
DEVELOPMENT development pattern is:
PATTERN
(a) feasible having regard to the other provisions of this Plan,
provincial legislation, policies and appropriate guidelines
and support studies for uses:
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7.2.2.15

7.2.2.16

7.2.2.17

7.2.2.18

7.2.2.19

(c) On street parking may be permitted on Class Il Collector Roads
and Local Roads provided there is sufficient paved road width.

Council may restrict on-street parking in a manner that does not conflict
with future and planned uses of the right of way by:

(a) Removing on-street parking where the added roadway space is
required to install left or right turn lanes;

(b) Removing on-street parking where the added roadway space may
be required to install bicycle lanes;

(c) Removing on-street parking where the added roadway space if
required for transit purposes;

(d) Removing on-street parking where there is a need to move traffic
more efficiently;

(e) Removing on-street parking where the City has constructed off
street lots to offset the loss of on-street parking.

Council may permit on-street parking as part of a streetscaping plan
designed to create a buffer between road traffic and pedestrian sidewalk
areas.

Council shall make provision for bicycle parking spaces by requiring
bicycle spaces at all developments.

Council shall recognize the link between land use and transportation
systems by:

(a) Focusing office development and high-density employment and
high density residential in areas which have access to transit and
pedestrian amenities;

(b) Encouraging commercial and employment uses within 400 metres
to 800 metres of residential areas to promote the use of active
transportation and to promote transit service.

Council shall require the use of sustainable site design during the Site

SITE DESIGN Plan Control process to ensure accessibility for all pedestrians and
cyclists by:
(a) Requiring buildings and access points to buildings be placed to
provide convenient access to the public right of way;
|City of Windsor Official Plane Volume |  Infrastructure 7-7 |
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(b) Ensuring the provision of sidewalk and cycling connections to
and from the entrances of the development and cycling facilities;

(c) Ensuring that sidewalk and cycling connections are barrier free
throughout the seasons;

(d) Ensuring that the sidewalk and cycling connections minimize the
walking and cycling distance to and from the right of way and

(e) Encouraging a more street level design and access by planning
parking lots in such a way to not adversely impact such access.

Council shall support transit by planning for compact mixed-use, higher
density residential, commercial and employment development within
concentrated nodes and corridors that are adjacent to higher order transit
corridors.

Council shall implement land use patterns that promote sustainable travel
by locating land uses within reasonable walking or cycling distance by:

(a) Encouraging development that include an appropriate mix of
residential, commercial and employment lands within reasonable
walking distance of each other;

(b) Planning higher density developments in areas along major
transportation corridors and nodes;

(c) Integrating land use and transportation planning decisions by
ensuring each fit the context of each other’s specific needs.

Council and Transit Windsor will encourage employers to manage their
travel demand by:

(@) Promoting the use of ride sharing and car-pooling to reduce
parking demand and to reduce vehicles on nearby streets;

(b) Promoting the use of bulk or special transit pass purchases by
employers for employees that offer discounts over regular transit
pass prices and encourage transit usage;

(c) Encouraging companies to alternate hours of work to reduce the
peak hour traffic and parking demand.
Council shall encourage post secondary institutions to implement tuition-
based bus pass programs to reduce travel and parking demand.
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8.3 Design For People
8.3.1 Objectives

COMFORT 8.3.1.1 To achieve maximum user comfort in the design of new
development.

gEDESTRIAN 8.3.1.2 To foster development that provides a pedestrian scale.

CALE

SENSE OF 8.3.1.3 To foster a sense of place within Windsor and its neighbourhoods.

PLACE

8.3.2 Policies

INTERPERSONAL  8.3.2.1 Council will encourage buildings and spaces to be designed to

COMMUNICATION accommodate interpersonal communication and observation.

& OBSERVATION

PEDESTRIAN 8.3.2.2 Council will encourage buildings and spaces that establish a

SCALE pedestrian scale by promoting:

(@) the placement of continuous horizontal features on the first
two storeys adjacent to the road,;

(b) the repetition of landscaping elements, such as trees, shrubs
or paving modules; and

(c) the use of familiar sized architectural elements such as
doorways and windows.

REST AREAS 8.3.2.3 Council will support the provision of furniture, stairs, walls, and
benches in public spaces that provide comfortable rest areas for
pedestrians.

Cp)
)
0 S [
A
b}
City of Windsor Official Plan « Volume | « Urban Design 8-5
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8.7 Built Form

8.7.1

8.7.1.1

8.7.1.2

8.7.1.3

8.7.1.4

8.7.1.5

8.7.1.6

8.7.1.7

8.7.2

8.7.2.1

Objectives

To achieve a varied development pattern which supports and
enhances the urban experience.

To achieve a complementary design relationship between new
and existing development, while accommodating an evolution of
urban design styles.

To maximize the variety and visual appeal of building
architecture.

To integrate art and landscaping with the built form.

To enhance the unique character of a district, neighbourhood,
prominent building or grouping of buildings.

To ensure that signs respect and enhance the character of the area
in which they are located.

To achieve external building designs that reflect high standards of

character, appearance, design and sustainable design features.
(Added by OPA #66-11/05/07-B/L.209-2007)

Policies

(Deleted by OPA #66-11/05/07-B/L209-2007)

Council will ensure that the design of new development:
(Added by OPA #66-11/05/07-B/L.209-2007)

(Deleted by OPA #66-11/05/07-B/L209-2007)

(@) is complementary to adjacent development in terms of its
overall massing, orientation, setback and exterior design,

particularly character, scale and appearance;
(Added by OPA #66-11/05/07-B/L.209-2007)

(b) provides links with pedestrian, cycle, public transportation
and road networks; and

City of Windsor Official Plan « Volume | « Urban Design
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(c) maintains and enhances valued heritage resources and
natural area features and functions.

(d) Encourages the creation of attractive residential streetscapes
through architectural design that reduces the visual
dominance of front drive garages, consideration of rear lanes
where appropriate, planting of street trees and incorporation

of pedestrian scale amenities. (added by OPA #60-05/07/07-B/L85-2007—
OMB Decision/Order No.2667, 10/05/2007)

REDEVELOPMENT ~ 8.7.2.2 Council will ensure that the design of extensive areas of
AREAS redevelopment achieves the following:

(@) provides a development pattern that support a range of uses
and profiles;

(b) defines the perimeter of such an area by a distinct edge
which may be formed by roads, elements of the Greenway
System or other linear elements;

(c) contains activity centres or nodes which are designed to
serve the area and which may be identified by one or more
landmarks;

(d) provides transportation links to adjacent areas; and

(e) maintains and enhances valued historic development
patterns or heritage resources.

(f)  is complementary to adjacent development in terms of
overall massing, orientation, setback and exterior design,
particularly character, scale and appearance.

(Added by OPA #66-11/05/07-B/L.209-2007)
INFILL 8.7.2.3 Council will ensure that proposed development within an
DEVELOPMENT established neighbourhood is designed to function as an integral
and complementary part of that area’s existing development
pattern by having regard for:

(@ massing;

(b) building height;

(c) architectural proportion;

City of Windsor Official Plan « Volume | « Urban Design 8-14
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(d) volumes of defined space;

(e) lotsize;

(f)  position relative to the road; and
(9) building area to site area ratios.

(h) the pattern, scale and character of existing development;

and,
(Added by OPA #66-11/05/07-B/L209-2007)

(i) exterior building appearance
(Added by OPA #66-11/05/07-B/L209-2007)

TRANSITIONIN ~ 8.7.2.4 Council will ensure a transition among Very High, High, Medium
BUILDING and Low Profile developments through the application of such

HEIGHTS urban design measures as incremental changes in building height,
massing, space separation or landscape buffer.
CONTINUOUS 8.7.2.5 Council will require new development to support the creation of
E:(';Eé“; continuous building facades along Mainstreets through the street
level presence of:
(@ community facilities, retail shops, and other frequently
visited uses; and
(b) architectural features and elements which can be
experienced by pedestrians.
City of Windsor Official Plan « Volume | « Urban Design 8-15
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10.3
10.3.1

10.3.5

11.2
11.2.1

11.2.5

APPENDIX F - Zoning By-law 8600 Excerpts

RESIDENTIAL DISTRICT 1.3 (RD1.3)
PERMITTED USES

Existing Duplex Dwelling

Existing Semi-Detached Dywelling

Oune Single Unit Dwelling

Any use accessory to the preceding uses

PROVISIONS
Duplex
Dwelling
.1 Lot Width — minimum 9.0m
.2 Lot Area — minimum 360.0 n?
.3 Lot Coverage — maximum 45.0%
4 Main Building Height — maximum 10.0 m
.5 Front Yard Depth — minimum 6.0 m
.6 Rear Yard Depth — minimum 7.50m
.7 Side Yard Width — minimum 1.20m

RESIDENTIAL DISTRICT 2.2 (RD2.2)

PERMITTED USES
One Double Duplex Dwelling
One Duplex Dwelling

rage 1u.L

Semi-Detached Single Unit

Dwelling Dwelling
15.0m 9.0m
450.0 m’ 270.0 m’
45.0% 45.0%
10.0 m 10.0m
6.0m 6.0m
7.50 m 7.50 m
1.20m 1.20m

One Multiple Dwelling containing a maximum of four dwelling units

One Semi-Detached Dwelling

One Single Unit Dwelling

Townhome Dwelling

Any use accessory to any of the preceding uses
PROVISIONS

.1 Duplex Dwelling

1 Lot Width — minimum

2 Lot Area — minimum

.3 Lot Coverage — maximum

4 Main Building Height — maximum
.5 Front Yard Depth — minimum

.6 Rear Yard Depth — minimum

.7 Side Yard Width — minimum

12.0m
360.0 m’
45.0%
10.0m
6.0 m
7.50m
1.20m
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APPENDIX F - Zoning By-law 8600 Excerpts

.2 Semi-Detached Dwelling

1
2

3
4
5

6

7

Lot Width — minimum

Lot Area — minimum

Lot Coverage — maximum

Main Building Height — maximum
Front Yard Depth — minimum
Rear Yard Depth — minimum

Side Yard Width — minimum

.3 Single Uit Dwelling

1
2

3
4
5

6
T

Lot Width — minimum

Lot Area — minimum

Lot Coverage — maximum

Main Building Height — maximum
Front Yard Depth — minimum
Rear Yard Depth — minimum

Side Yard Width — minimum

4 Double Duplex Dwelling or Multiple Dwelling

1
2

B I R SR Y

Lot Width — minimum

Lot Area — minimum

Lot Coverage — maximum

Main Building Height — maximum
Front Yard Depth — minimum
Rear Yard Depth — minimum

Side Yard Width — minimum

.5 Townhome Dwelling

1

R LY T S

Lot Width — minimum

Lot Area — per dwelling unit — minimum
Lot Coverage — maximum

Main Building Height — maximum
Front Yard Depth — minimum

Rear Yard Depth — minimum

Side Yard Width — minimum
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45.0%
10.0 m
6.0m
7.50 m

1.20m

9.0m
270.0 m’
45.0%
10.0 m
6.0 m
7.50m

1.20m

18.0m
540.0 m’*
45.0%
10.0 m
6.0 m
7.50 m

1.80m

200 m
200.0 m?
45.0%
10.0 m
6.0m
7.50 m

1.50m



APPENDIX G - Consultations

Anne Marie Albidone — Environmental Services

No concerns from Environmental services.

Jennifer Nantais — Environmental & Sustainability Coordinator

The Environmental Sustainability & Climate Change team has no comments to add to this
application.

Jason Scott — Transit Windsor

Transit Windsor has no objections to this development. The closest existing bus route to
this property is with the Crosstown 2. The closest existing bus stop to this property is
located on Wyandotte at Sunset Southeast Corner. This bus stop is approximately 810
metres away from this property falling outside of our 400 metre walking distance guideline
to a bus stop. Later this year in 2022, Transit Windsor’s Central 3 route will be changing to
have the westbound direction of the route do a loop that travels along College and onto
California heading northbound to Wyandotte. This would have a new bus stop created with
it located on College at California Southwest Corner. This would bring the walking distance
down to approximately 230 metres from this property now falling within the guidelines. The
Council approved Transit Master Plan would see the creation of a new express route along
College that would keep the bus stop in the general vicinity of College and California
leaving the walking distance virtually the same.

Canada Post

Canada Post has no comments for the attached application.

Enwin
Hydro Engineering: No Objection

ENWIN has an existing 27.6kV primary and 120/240V secondary hydro distribution pole
line along the west limit of the property.

Proposed buildings must have adequate clearance requirements from these lines.

We recommend referring to the Occupational Health and Safety Act for minimum safe
limits of approach during construction and also the Ontario Building Code for adequate
clearance requirements for New Buildings.

Water Engineering: Water Engineering has no objections. Additional water services will be
required for this development.
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APPENDIX G - Consultations

Stefan Fediuk — Landscape Architect

Pursuant to the application for a zoning amendment (Z-024/21) to rezone to a site specific
Residential District 2.2 (RD2.2) on the subject, please note no objections. Please also note
the following comments:

Zoning Provisions for Parking Setback:

It appears that the proposed parking area on the southern property is closer to the south
property boundary than the proposed building footprint. Given the available space ensure
that the parking is setback to the minimum building setback of 1.5m for RD2.2.

With the northern property, the parking appears to be in the middle of the property. It is
recommended that the parking be shifted north or south to be 1.5m from the property
boundary to provide more usable outdoor greenspace for the residents.

Urban Design:

The area is currently in a transition stage and the development could set the trend for
future development in the area. Quality of building materials and proscribed vegetation to
combat climate change are important factors in both O.P. and PPS. Though not a
requirement at this time due to the size of the development, it strongly recommended that
the site be subject to Site Plan Review to ensure that these elements are addressed
through this development.

Tree Preservation:

N/A

Parkland Dedication:

Require a parkland dedication representing 5% of the subject lands, to the satisfaction of
the Commissioner of Parks, as per By-law 12780 and the Planning Act.

Barbara Rusan — Building

The Building Code Act, Section 8.(1) requires that a building permit be issued by the Chief
Building Official for any construction or demolition of a building. It is strongly recommended
that the owner and/or applicant contact the Building Division to determine building permit
needs for the proposed project. The City of Windsor Building Division can be reached by
phone at 519-255-6267 or through email at buildingdept@citywindsor.ca

Sherif Barsom — Parks D&D

Please note that Parks Development has no comments for the above mentioned liaison.

Simona Simion — Research & Policy Support
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The Consent Policies, Section 11.4.3 of the Official Plan provide evaluation criteria and
conditions of approval for consent applications. The proposed consent is for lot boundary
adjustment, which represents an appropriate consent per Section 11.4.3.2(c). This consent
will be supported by Committee of Adjustments Planning Staff for the following reasons:
the evaluation criteria in Section 11.4.3.6 for continuation of an orderly development
pattern is satisfied and development of adjacent properties is not impacted.

Applicable policies:

11.4.3.2 Consents may only be granted when it is not necessary for the proper and orderly
development of the city. Accordingly, consents will generally be limited to:

(a) Creation of lots for minor infilling; and

(b) The mortgaging or leasing of land beyond 21 years;
(c) Lot boundary adjustments; and

(d) Easements and rights-of-ways.

11.4.3.6 The Committee of Adjustment will evaluate consent applications according to the
following criteria:

(a) Provincial legislation, policies and applicable guidelines;

(b) The physical layout of the proposed lots having regard to the Urban
Design policies of this Plan, Volume Il: Secondary Plans & Special
Policy Areas and other relevant standards and guidelines;

(c) The continuation of an orderly development pattern;
(d) Impact upon the comprehensive development of adjacent properties;

(e) The requirements or comments of Municipal departments and public
agencies or authorities; and

(f) Previous consents granted on the land holdings on or in the area.

Rania Toufeili = Transportation

e The Official Plan classifies California Avenue as a Local Road with a required right-of-
way width of 20 metres. A land conveyance of 2.4 metres would be required; however,
not requested at this time.

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

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

e Parking shall comply with zoning by-law 8600.

Patrick Winters — Engineering & ROW
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APPENDIX G - Consultations

The subject lands are located at 987 and 1003 California Avenue, designated Residential
on Schedule D by the City of Windsor Official Plan and zoned Residential District 1.3
(RD1.3) by Zoning By-Law 8600. The applicant is requesting an amendment to Zoning By-
law 8600 to permit the redevelopment of two residential properties and change the zoning
to Residential District 2.2 (RD2.2). 987 California Avenue is currently vacant (former single
detached dwelling was demolished in 2019) and 1003 California Avenue contains a one-
storey, single detached dwelling that is proposed to be demolished. The applicant
proposes to adjust the lot line to create two properties—each with a frontage of 19.03
metres (62.43 feet) and construct two, three storey townhome dwellings with three dwelling
units on each property.

The site may be serviced by a 300mm PVC sanitary sewer and a 600mm vitrified clay
storm sewer within the California Avenue road and right-of-way, respectively. If possible
existing connections should be utilized. Any redundant connections shall be abandoned in
accordance with the City of Windsor Engineering Best Practice B.P 1.3.3. The applicant
will be required to submit site servicing drawings.

Schedule X of the Official Plan classifies California Avenue as a Local Road, requiring a
right-of-way width of 20m. The current right-of-way is 15.2m; therefore, a land
conveyance for 2.4m is required, but is not being requested. Redundant curb cuts shall
be removed and restored in accordance with City Standards to the satisfaction of the City
Engineer. Permits will be required from this department should any work be required in
the right-of-way.

The proposed alley access and rear yard parking is not supported, as the alley is gravel
and does not receive snow removal services. If approved, the owner will be required to
contribute to the alley maintenance fund in the amount of $3,800.00 as per the 2022 User
Fee Schedule and the parking area would need to be graded to drain away from the alley.

In summary we have no objection to the proposed rezoning, subject to the following
requirements (Requirements can be enforced during Building and Right-of-Way
permitting):

Alley Contribution — The owner agrees, prior to the issuance of a Building Permit, to
contribute the sum of $3,800.00 payable to the City of Windsor and deposited in the
General Fund intended for the upkeep of alleys within the City of Windsor.
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APPENDIX H - DRAFT AMENDING BY-LAW

BY-LAW NUMBER -2022

A BY-LAW TO FURTHER AMEND BY-LAW NUMBER
8600 CITED ASTHE"CITY OF WINDSOR ZONING BY-
LAW"

Passed the day of , 2022.

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

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

1. By-law Number 8600 is further amended by changing the Zoning District Maps or parts
thereof referred to in Section 1, of the by-law and made part thereof, so that the zoning
district symbol of the lands described in Column 3 shall be changed from that shown in
Column 5 to that shown in Column 6:

1. 2. 3. 4. 5. 6.
Item Zoning Lands Affected Official Zoning New
Number  District Plan Symbol Zoning

Map Amendment Symbol
Part Number
1 4 Lots 2 to 10 and Lots 11 and - RD1.3 RD2.2

12 on Plan 50, Block D

(Roll No. 020-230-12500 and
020-230-12600; situated on
the west side of California
Avenue between Davis Street
and Giradot Street)

2. By-law Number 8600 is further amended by amending subsection 1 of Section 20 to add
the following paragraph:

“450 WEST SIDE OF CALIFORNIA AVENUE, BETWEEN DAVIS STREET AND
GIRADOT STREET

1. For lands comprising Lots 2 to 10 and Lots 11 and 12 on Plan 50, Block D, for a
Townhome Dwelling the following additional provisions shall apply:

a) Lot Width — minimum - 19.0 m
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b) Side Yard Width — minimum - 1.23 m

c) Aflat roof, a roof having a slope of less than 20.0 degrees, or a roof with at least
two contiguous slopes, where the lowest slope is greater than the uppermost slope,
are prohibited.

[ZDM 4; ZNG/6484]”;

2. The said by-law is further amended by changing the Zoning District Map identified in
Column 2 so that the lands described in Column 3 are delineated by a broken line and
further identified by the zoning symbol shown in Column 5:

1. 2. 3. 4. 5.
Item Zoning Lands Affected Official Zoning
Number District Plan Symbol
Map Part Amendment
Number
1 4 Lots 2to 10 and Lots 11 and 12 - S.20(1)450

on Plan 50, Block D

(Roll No. 020-230-12500 and
020-230-12600; situated on the
west side of California Avenue

between Davis Street and Giradot
Street)

DREW DILKENS, MAYOR

CLERK
First Reading - , 2022
Second Reading - , 2022
Third Reading - , 2022
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SCHEDULE 2
1. By-law has the following purpose and effect:

To amend the zoning of lands located on the west side of California Ave between Davis
Street and Giradot Street described as Lots 2 to 10 and Lots 11 and 12 on Plan 50, Block D
(Roll No. 020-230-12500 and 020-230-12600), by changing from Residential District 1.3
(RD1.3) to a site-specific Residential District 2.2 (RD2.2) zoning district that permits the
development of a townhome dwelling with reduced lot width and reduced side yard setback
and a prohibition on a flat roof

2. Key map showing the location of the lands to which By-law applies.
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Development & Heritage Standing Committee - July 4, 2022
Page 132 of 257



Appendix | - Infill Guidelines

5. Where possible, maintain the existing lot
grading and the neighbourhood’s characteristic
first floor height.

6. Avoid mixing historic architectural elements
with other architectural style elements.

7. Contemporary designs may be considered
provided they exhibit consistency with the
massing and articulation guidelines in this
section and are not located within a heritage
context or adjacent to a heritage dwelling.

2.3.2.2 Porches and Entry Features

1. Ensure the main entrance faces the street, with
the door in a prominent position. The front door
should be clearly visible and approachable from
the street.

2. Front porches are encouraged as features that
increase the prominence of the front entrance.

3. Encourage weather protection elements at the

main entrance and design to complement the
overall design of the dwelling.

Maximum 1.5 storeys difference
hatween adiarent Adwaellinne

ﬂﬁ ul

Consistent height

T

RAFT

Appendix C -
<.+ wwwnhouse Development
Townhouses in Windsor’s Stable and Mature

Neighbourhoods are considered a popular choice
for their ability to provide housing at greater
densities than traditional single detached dwellings.
In these neighbourhoods, the general appearance
and placement of townhouses is characteristically
different from the existing forms of development. Of
special concern for townhouse development is the
dominance of front facing garages.

The architectural character of new townhouse
units has the potential to exert a greater impact
on stable and mature neighbourhoods than that of
single-detached or semi-detached dwelling units.
Townhouse developments typically present a large
unified extent of building face exposed to the street.
Their massing characteristics could easily have an
overwhelming effect that may be out of character
with the neighbourhood.

The intent of these Guidelines is to translate the
characteristics of more historic buildings found
in the Stable and Matures Neighbourhoods to
the townhouse form. The objectives of the Urban
Design Guidelines with respect to townhouses are
to:

* Ensure a form and character that is compatible
with the dominant single detached housing in
the neighbourhoods;

* Ensure that new developments do not impact
adjacent residents due to, e.g., loss of privacy
or sunlight;

* Ensure that the landscape treatment of the
front yards contributes to sustaining the
lush and green landscape character of the
neighbourhood; and,

» Ensure that the street view is not dominated by
garages.

Appropriate transition to

lnwar dwallinne

Illustration demonstrating the approach to height variation and transition between dwelling types.

DevelofmesiiMediSgersiar@INiERRMNE 3@, 20257 ENSIFICATION GUIDELINES
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2.4.1 Building Design
2.4.1.1 Massing & Elevation Articulation

1.

Building mass should be compatible with
buildings in the immediate vicinity of the
development. Generally, the building foot
print should not exceed 35% of the lot area.
In addition, 40% of the lot area should be
dedicated to landscaped open space exclusive
of parking facilities and driveways.

Maintain the traditional range of building
heights. Townhouses should not exceed three
storeys. Consideration of height will depend on
the height of housing in the immediate vicinity of
the development.

Articulate the elevation of the townhouse block
in a manner that provides variation between
units with common characteristics that visually
unites the block.

The main entrance should face the street, with
the door in a prominent position. The front door
should be clearly visible and approachable from
the street.

For units flanking a window street, the main
front door should be visible from, and oriented
to, the exterior side elevation of the dwelling
with access to the sidewalk. Ensure the entries
are articulated through the use of entry features
such as projecting porches facing the street.

Appendix C - DRAFT

6. The roofline should feature modulation of roof

planes and use of dormer windows to avoid
monotony.

Utilize variety in the design of roofs through the
use of traditional gables and dormers, or more
contemporary designs that include cantilevers
and parapet details to break up the massing
of units within a block. The main roof should
appear as one roof where possible and reflect
the architectural style of the unit block.

2.4.1.2 Porches and Entry Features

1.

Front porches are encouraged as features that
increase the prominence of the front entrance.
The composition of wall elements should
support the location and definition of the main
entrance.

Housing in the Stable and Mature
Neighbourhoods is characterized by front doors
that have a direct relationship to the street
grade. Avoid a finished floor elevation of the first
floor and the front door at a second floor height
up a full set of stairs.

The elevation of the front door should be no
more than 1.5 m above grade.

Townhouse development in Walkerville neighbourhood.
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Item No. 7.2

THE CITY OF

WINDSDFI CouncilReport: S72/2022

Subject: Rezoning — Mohammad Naserian & Sara Etemad-Rad - 940
Cousineau - Z-013/22 ZNG/6733 - Ward 1

Reference:

Date to Council: July 4, 2022

Author: Adam Szymczak, MCIP, RPP
Senior Planner

519-255-6543 x6250
aszymczak@citywindsor.ca

Planning & Building Services
Report Date: June 3, 2022
Clerk’s File #: Z/14376

To: Mayor and Members of City Council

Recommendation:

THAT Zoning By-law 8600 BE AMENDED by changing the zoning of Part of Lot 80 &
Part of Guppy Ave, Registered Plan 1478 (known municipally as 940 Cousineau Road;
Roll No. 080-080-00200) situated on the north side of Cousineau Road, east of
Casgrain Drive, by adding a site specific exception to Section 20(1) as follows:

446. NORTH SIDE OF COUSINEAU ROAD, EAST OF CASGRAIN DRIVE

For the lands comprising of Part of Lot 80 & Part of Guppy Ave, Registered
Plan 1478, a semi-detached dwelling shall be an additional permitted use
subject to the semi-detached dwelling provisions in Section 10.4.5.

[ZDM 9; ZNG/6733]

Executive Summary:

N/A
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Background:
Application Information:

Location: 940 Cousineau Road; Roll No. 080-080-00200
Part of Lot 80 & Part of Guppy Ave, Registered Plan 1478

Ward: 1 Planning District: 08 - Roseland Zoning District Map: 9
Applicant: Mohammad Naserian & Sara Etemad-Rad

Owner: Mohammad Naserian & Sara Etemad-Rad
Agent: Pillon Abbs Inc., Tracey Pillon-Abbs, MCIP, RPP
Proposal:

The Applicant is proposing to demolish all existing buildings and construct three semi-
detached dwellings, each with two dwelling units for a total of six dwelling units. The
applicant proposes to sever the parcel into three lots, each lot having a minimum width
of 15.08 m and a minimum area of 758.9 m2. The conceptual plan indicates a front yard
setback of 6.10 m, a rear yard setback of 25.88 m, and a side yard setback of 1.25 m.
Maximum lot coverage is 45%.

An amendment to Zoning By-law 8600 changing the zoning from Residential District 1.4
(RD1.4) to Residential District 2.1 (RD2.1) is being requested to allow the semi-
detached dwelling development.

Submissions: Rezoning Application Form, Concept Plan, Plan of Survey, Severance
Sketch, Tree Survey & Preservation Plan, Deeds

Site Information:

OFFICIAL PLAN ZONING CURRENT USE PREVIOUS USE
. . Residential District . . .
Residential 1.4 (RD1.4) Single Unit Dwelling N/A
Lot WIDTH LoT DEPTH LoT AREA LOT SHAPE
45.26 m 50.29 m 2,276.2sq. m
Rectangular
148.49 ft 164.99 ft 24,500.8 sq. ft.

All measurements are approximate and are for information purposes only.
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Figure 2: Subject Parcel - Rezoning
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Figure 3: Neighborhood Map
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Neighbourhood Characteristics:

The subject parcel is located in a residential area consisting mostly of low density
dwellings. See Appendix B for site images. To the north, are single unit dwellings. On
the south side of Cousineau towards Country Club Drive are semi-detached dwellings.
Further south, is a more recent development consisting of townhome, semi-detached
and single unit dwellings. To the west, at Casgrain and Cousineau, is the former Ivor
Chandler Public School site, with the school building redeveloped as a multiple dwelling
and the school yard redeveloped as a small cul-de-sac (Guppy Court) consisting of 10
single-unit dwellings.

Commercial uses, including an outlet mall, restaurants, business and medical offices
are located to the west at Sandwich West Parkway and Heritage Drive in the Town of
Lasalle. A small neighbourhood commercial node is located at the southeast corner of
Howard Avenue and Neal Blvd/North Talbot Road, about 820 m to the east.

There are several institutional uses in the area including Académie Ste-Cécile
International School, a private school to the south, across from the subject lands, Our
Lady of Mt Carmel Church and Our Lady of Mount Carmel Catholic Elementary School,
about 540 m to the west at Mount Royal Drive and Cousineau Road, and St. Clair
College is located over 1.3 km to the west at Talbot Road.

Nearby parks include Matthew Rodzik Park to the south and Veterans Memorial Park to
the west. Roseland Golf and Curling Club is located to the north. The Herb Grey
Parkway trail system is accessible at Herb Grey Parkway/Talbot Road and Cousineau
Road.

Cousineau Road is a Class | Collector Road with two travel lanes with curbs on both
sides, a large storm ditch on the north side and a sidewalk on the south side. Cousineau
Road west of the subject parcel has two on-street bike lanes. The on-street bike lanes
restart to the east where Cousineau curves into Country Club Drive. On-street parking
on Cousineau Road is prohibited.

Transit Windsor operates the Dougall 6 bus route along Cousineau Road, which
provides service between the Windsor International Transit Terminal and St. Clair
College via Dougall Avenue with the nearest stops are just over 270 metres to the east
and west from the subject lands. The Dominion 5 bus route is located just over 440
metres to the west at Mount Royal Drive and Cousineau, also provides service between
the Transit Terminal and St. Clair College via Dominion Blvd. The Council-approved
Transit Master Plan recommends maintaining similar transit service.

A sanitary sewer is available in the Cousineau Road right-of-way.
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Discussion:
Provincial Policy Statement, 2020

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

Policy 1.1.1 of the PPS states:
“Healthy, liveable and safe communities are sustained by:

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

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

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

The semi-detached dwelling represents an efficient development that will have no
adverse impact on the financial well-being of the City, land consumption, and servicing
costs, accommodates an appropriate range of residential uses, and optimizes
investments in transit. The zoning amendment is consistent with Policy 1.1.1.

Policy 1.1.3.1 of the PPS states:
‘Settlement areas shall be the focus of growth and development.”
Policy 1.1.3.2 of the PPS states:

‘Land use patterns within settflement areas shall be based on densities and a mix of
land uses which:

a) efficiently use land and resources;

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

e) support active transportation;
f) are transit-supportive, where transit is planned, exists or may be developed;”

The parcel is located within the settlement area. The zoning amendment promotes a
land use that makes efficient use of land and existing infrastructure. Active
transportation options and transit services are located near the parcel. The zoning
amendment is consistent with PPS Policies 1.1.3.1 and 1.1.3.2.

The proposed amendment to Zoning By-law 8600 is consistent with the PPS.
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Official Plan:

The subject property is located within the Roseland Planning District and is designated
Residential on Schedule D: Land Use of the City of Windsor Official Plan.

Objective 6.3.1.1 supports a complementary range of housing forms and tenures in all
neighbourhoods. Objective 6.3.1.2 seeks to promote compact neighbourhoods and
balanced transportation systems. Objective 6.3.1.3 seeks to promote selective
residential redevelopment, infill and intensification initiatives. The semi-detached
dwelling represents a complementary and compact form of housing, redevelopment,
and intensification that is near sources of transportation. The zoning amendment
satisfies the objectives set out in Section 6.5.1 of the Official Plan.

The proposed semi-detached dwelling is classified as a small-scale Low Profile housing
development under Section 6.3.2.3 (a), a permitted use in the Residential land use
designation (Section 6.3.2.1). The proposed development is compatible with the
surrounding land uses (Section 6.3.2.5 (c)) and no deficiencies in municipal physical
services and emergency services have been identified (Section 6.3.2.5 (e)). The zoning
amendment conforms to the policies in Sections 6.3.2.1 and 6.3.2.5 of the Official Plan.

The zoning amendment conforms to the Zoning Amendment Policies, Section 11.6.3.1
and 11.6.3.3, of the Official Plan.

The proposed change to Zoning By-law 8600 conforms to the general policy direction of
the Official Plan.

Zoning By-Law:

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

The applicant is requesting a change from Residential District 1.4 (RD1.4) to Residential
District 2.1 (RD2.1) to allow the construction of a semi-detached dwelling. RD2.1
permits one semi-detached dwelling (two semi-detached dwelling units) on a lot with a
minimum width of 15.0 m and a minimum area of 450.0 m?, with a minimum front yard
depth of 6.0, a minimum rear yard depth of 7.50 m and a minimum side yard width of
1.80 m. The maximum building height is 10.0 m with a maximum lot coverage of 45%.

The RD1.4 zoning district has the same provisions for a semi-detached dwelling,
however, it only permits an existing semi-detached dwelling. The RD2.1 zoning permits
a single unit dwelling on a lot having a minimum width of 9 m and a duplex dwelling on a
lot having a width of 12 m. In the surrounding area, single unit dwellings typically have a
minimum lot width of 15 m or more and duplex dwellings are not common or typical. The
semi-detached provisions in RD1.4 are appropriate for the development as proposed.
Therefore, the Planning Department recommends that the RD1.4 zoning be maintained
and that a site specific exception permitting a semi-detached dwelling as an additional
permitted use.

A semi-detached dwelling is not subject to site plan control.
Risk Analysis:
N/A
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Climate Change Risks

Climate Change Mitigation:

In general, residential intensification minimizes the impact on the Community
greenhouse gas emissions as these developments create complete communities and
neighbourhoods while using currently available infrastructure such as sewers,
sidewalks, and public transit.

Climate Change Adaptation:

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

Financial Matters:
N/A

Consultations:

Comments received from municipal departments and external agencies are attached as
Appendix D.

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

Planner’s Opinion:

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

Based on the information presented in this report, it is my opinion that an amendment to
Zoning By-law 8600 to rezone the subject parcel by adding a site specific exception to
allow the proposed semi-detached dwelling is consistent with the PPS 2020, is in
conformity with the City of Windsor Official Plan, and constitutes good planning.

Conclusion:

Staff recommend that Zoning By-law 8600 be amended to permit a rezoning of the
subject parcel by adding a site specific exception to permit a semi-detached dwelling as
an additional permitted use.

Planning Act Matters:
| concur with the above comments and opinion of the Registered Professional Planner.

Neil Robertson, MCIP, RPP Thom Hunt MCIP, RPP
Manager of Urban Design City Planner

| am not a registered Planner and have reviewed as a Corporate Team Leader
JP SAH
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Approvals:

Name Title
Neil Robertson Manager of Urban Design / Deputy City Planner
Thom Hunt City Planner / Executive Director, Planning &

Development Services

Wira Vendrasco

Deputy City Solicitor, Legal Services & Real Estate

Jelena Payne

Commissioner, Economic Development & Innovation

Onorio Colucci

Acting Chief Administration Officer

Notifications:

Name

Address

Email

Mohammad Naserian and Sara
Etemad-Rad

6009 Silver Maple Rd.,
Windsor, ON N9H 1X7

mo_naserian@yahoo.com

Tracey Pillon-Abbs
Pillon Abbs Inc.

23699 Prince Albert Road
Chatham, ON N7M 5J7

tpillonabbs @gmail.com

Councillor Francis

Property owners and tenants within 120 m of the subject parcel

Appendices:

1 Appendix A - Concept Plan

2 Appendix B - Site Images

3 Appendix C - Extracts from Zoning By-law 8600

4 Appendix D - Comments

5 Appendix E - Tree Survey & Preservation Plan
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Z-013/22 ZNG/6733 Appendix B Page B1 of B2

APPENDIX B - SITE IMAGES
(Google Street View)

IMAGE 1

b

IR

Looking southwest on Cousineau Road
Academie Ste Cecile on left side
Subject parcel (black driveway) on right side
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IMAGE 3 || B ———
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Looking east on Cousineau Road
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APPENDIX C - Extracts from Zoning By-law 8600

SECTION 3 — DEFINITIONS

3.10 DEFINITIONS

DWELLING means a building or structure that is occupied for the purpose of human
habitation. A correctional institution, hotel, motor home, recreational vehicle, tent, tent
trailer, or travel trailer is not a dwelling.

SEMI-DETACHED DWELLING means one dwelling divided vertically into two
dwelling units by a common interior wall having a minimum area above grade of 10.0
sg. m., and may include, where permitted by Section 5.99.80, up to two additional
dwelling units.

SINGLE UNIT DWELLING means one dwelling having one dwelling unit or, where
permitted by Section 5.99.80, one dwelling having two dwelling units. A single
family dwelling is a single unit dwelling. A duplex dwelling, mobile home dwelling,
semi-detached dwelling unit, or townhome dwelling unit, is not a single unit dwelling.

DWELLING UNIT means a unit that consists of a self-contained set of rooms located in a
building or structure, that is used or intended for use as residential premises, and that
contains kitchen and bathroom facilities that are intended for the use of the unit only.

SECTION 10 - RESIDENTIAL DISTRICTS 1. (RD1.)
10.4 RESIDENTIAL DISTRICT 1.4 (RD1.4)

10.4.1 PERMITTED USES

Existing Duplex Dwelling

Existing Semi-Detached Dwelling

One Single Unit Dwelling

Any use accessory to the preceding uses

10.4.5 PROVISIONS

Duplex Semi-Detached Single Unit

Dwelling Dwelling Dwelling
.1 Lot Width — minimum 9.0 m 15.0m 18.0 m
.2 Lot Area — minimum 360.0 m? 450.0 m? 540.0 m?
.3 Lot Coverage — maximum 45.0% 45.0% 45.0%
4 Main Building Height — maximum 10.0 m 10.0 m 10.0 m
.5 Front Yard Depth — minimum 6.0 m 6.0 m 6.0 m
.6 Rear Yard Depth — minimum 7.50 m 7.50 m 7.50 m
.7 Side Yard Width — minimum 1.20 m 1.20 m 1.80 m
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SECTION 11 - RESIDENTIAL DISTRICTS 2. (RD2.)
11.1 RESIDENTIAL DISTRICT 2.1 (RD2.1)

11.1.1 PERMITTED USES

One Duplex Dwelling

One Semi-Detached Dwelling

One Single Unit Dwelling

Any use accessory to the preceding uses

11.1.5 PROVISIONS

Duplex Semi-Detached

Dwelling Dwelling
.1 Lot Width — minimum 120 m 15.0 m
.2 Lot Area — minimum 360.0 m? 450.0 m?
.3 Lot Coverage — maximum 45.0% 45.0%
4 Main Building Height — maximum 10.0 m 10.0 m
.5 Front Yard Depth — minimum 6.0 m 6.0 m
.6 Rear Yard Depth — minimum 7.50 m 7.50 m
.7 Side Yard Width — minimum 1.20 m 1.20 m
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COMMENTS
Enbridge — Ontario Lands

Thank you for your correspondence with regard to the proposed Severance. Enbridge
Gas Inc, (formerly Union Gas Ltd.), does have service lines running within the area which
may or may not be affected by the proposed severance.

Should the proposed severance impact these services, it may be necessary to terminate
the gas service and relocate the line according to the new property boundaries. Any
Service relocation required due to a severance would be at the cost of the property
owner. Also, should future gas service be required to either the severed or retained
parcel, a request for gas service needs to be submitted to the Attachment Centre at 1-
866-772-1045.

Michael Coste — Windsor Fire

No issues from Fire

Stefan Fediuk — Landscape Architect

Pursuant to the application for a zoning amendment (Z-013/22) to permit the
demolition of the existing buildings on the subject, and permit the construction of
three semi-detached dwellings, along with a rezoning to RD2.1with separate lofs,
please note no objections. Please also note the following comments:

Zoning Provisions for Parking Setback:
The application is indicating that there are no requests for site-specific variances to the
zoning bylaw for landscape areas or setbacks.

Climate Change and Tree Preservation:
The applicant has provided a Tree Inventory and Preservation Plan (TIPP)
identifying large healthy trees as follows:
e Three in the northern half of Part 1,
o Silver Maple with a DBH of 110cm (to be preserved)
o Spruce with a DBH of 15cm (fair and could be removed)
o Spruce with a DBH of 25cm (to be preserved)
e One Red Cedar in the southern half of Part 1 (multi-stemmed could be
removed), and
e One Honey-locust with a DBH of 60cm in the northern half of Part 2 (to be
preserved).
Aside from the one Spruce identified in Fair condition and the mulit-stemmed Red
Cedar, the other three trees identified as 1, 3, and 4 on the TIPP should be
preserved as demonstrated in the detailed provided on the TIPP given the
proposed concept plan provided by the applicant.
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To ensure preservation and maintain the character of the neighbourhood with
the current urban forest, it is recommended that the planner consider that the
development be subject to Site Plan Control, which would require the necessary
securities to retain these trees from harm before, during and after the construction
of the proposed duplexes.

Preservation of the existing frees and the requirements for Site Plan Control will
help to mitigate any climate change issues through landscaping requirements.

Parkland Dedication:

Require a parkland dedication representing 5% of the subject lands, to the
satisfaction of the Executive Director of Parks, as per By-law 12780 and the
Planning Act.

Jason Scott — Transit Windsor

Transit Windsor has no objections to this development. The closest existing transit route to
this property is with the Dougall 6. The closest existing bus stop to this property is located
on Country Club at Cousineau. This bus stop is approximately 270 metres from this
property falling within our 400 metre walking distance guideline to a bus stop. This will be
maintained with our Council approved Transit Master Plan.

Kristina Tang — Heritage Planner

There is no apparent built heritage concern with this property and it is located on an area
of low archaeological potential.

Nevertheless, the Applicant should be notified of the following archaeological
precaution.

1. Should archaeological resources be found during grading, construction or soil
removal activities, all work in the area must stop immediately and the City’s Planning
& Building Department, the City's Manager of Culture and Events, and the Ontario
Ministry of Heritage, Sport, Tourism and Culture Industries must be notified and confirm
satisfaction of any archaeological requirements before work can recommence.

2. Inthe event that human remains are encountered during grading, construction or soil
removal activities, all work in that area must be stopped immediately and the site
secured. The local police or coroner must be contacted to determine whether or not
the skeletal remains are human, and whether the remains constitute a part of a crime
scene. The Local police or coroner will then notify the Ontario Ministry of Heritage,
Sport, Tourism and Culture Industries and the Registrar at the Ministry of Government
and Consumer Services if needed, and notification and satisfactory confirmation be
given by the Ministry of Heritage, Sport, Tourism and Culture Industries.

Contacts:
Windsor Planning & Building Department:
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519-255-6543 x6179, ktang@citywindsor.ca, planningdept@citywindsor.ca
Windsor Manager of Culture and Events:
Michelle Staadegaard, (O) 519-253-2300x2726, (C) 519-816-0711,
mstaadegaard@citywindsor.ca
Ontario Ministry of Heritage, Sport, Tourism and Culture Industries
Archaeology Programs Unit, 1-416-212-8886, Archaeology@ontario.ca
Windsor Police: 911
Ontario Ministry of Government & Consumer Services
A/Registrar of Burial Sites, War Graves, Abandoned Cemeteries and Cemetery
Closures, 1-416-212-7499, Crystal.Forrest@ontario.ca

ERCA

The following is provided as a result of our review of Zoning By-Law Amendment Z-013-
22 ING-6733. The Applicant is proposing to demolish all existing buildings and construct
three semi-detached dwellings for a total of six dwelling units (two semi-detached
dwelling units per semi-detached dwelling). The applicant proposes to sever the parcel
into three lots, each lot having a minimum width of 15.08 m and a minimum area of 758.9
m2.

DELEGATED RESPONSIBILITY TO REPRESENT THE PROVINCIAL INTEREST IN NATURAL HAZARDS
(PPS) AND REGULATORY RESPONSIBILITIES OF THE CONSERVATION AUTHORITIES ACT

The following comments reflect our role as representing the provincial interest in natural
hazards as outlined by Section 3.1 of the Provincial Policy Statement of the Planning Act
as well as our regulatory role as defined by Section 28 of the Conservation Authorities Act.

The above noted lands are subject to our Development, Interference with Wetlands and
Alteration to Shorelines and Watercourses Regulation under the Conservation Authorities
Act (Ontario Regulation No. 158/06). The parcel falls within the regulated area of the
Cahill Drain. The property owner will be required to obtain a Permit and/or Clearance
from the Essex Region Conservation Authority prior to any construction or site alteration
or other activities affected by Section 28 of the Conservation Authorities Act.

The municipal drain typically has an unregistered working space, the municipality has the
right to use to maintain or repair the drain. In addition, specific building setbacks from a
municipal drain are applicable. Please contact your local municipality’s drainage
superintendent for more information.

WATERSHED BASED RESOURCE MANAGEMENT AGENCY
The following comments are provided in an advisory capacity as a public commenting
body on matters related to watershed management.

SECTION 1.6.6.7 Stormwater Management (PPS, 2020)

ERCA has concerns with the potential impact of the quality and quantity of runoff in the
downstream watercourse due to the proposed development on this site. ERCA
recommends that stormwater quality and stormwater quantity will need to be addressed
up to and including the 1:100 year storm event and be in accordance with the guidance
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provided by the Stormwater Management Planning and Guidance Manual, prepared
by the Ministry of the Environment (MOE, March 2003) and the "Windsor-Essex Region
Stormwater Management Standards Manual'.

We further recommend that the stormwater management analysis be completed to the
satisfaction of the Municipality. We do not require further consultation on this file with
respect to stormwater management.

PLANNING ADVISORY SERVICE TO PLANNING AUTHORITIES - NATURAL HERITAGE POLICIES
OF THE PPS, 2020

The following comments are provided from our perspective as an advisory service
provider to the Planning Authority on matters related to natural heritage and natural
heritage systems as outlined in Section 2.1 of the Provincial Policy Statement of the
Planning Act. The comments in this section do not necessarily represent the provincial
position and are advisory in hature for the consideration of the Planning Authority.

The subject property is not within or adjacent to any natural heritage feature that may
meet the criteria for significance as defined by the PPS. Based on our review, we have
no objection to the application with respect to the natural heritage policies of the PPS.

FINAL RECOMMENDATION

With the review of background information and aerial photograph, ERCA advises that a
stormwater management plan be completed to the satisfaction of the City of Windsor.
The applicant must obtain a Section 28 Permit and/or Clearance from ERCA.

Enwin

Hydro Engineering: No objection provided adequate clearances are achieved and
maintained. ENWIN has existing secondary conductor running along the south limit of the
property and connected overhead to the property.

Prior to working in these areas, we would suggest notifying your contractor and referring
to the Occupational Heath and Safety Act and Regulations for Construction Projects to
confirm clearance requirements during construction.

Also, we suggest referring to the Ontario Building Code for permanent required
clearances for new Building Construction.

Water Engineering: Water Engineering has no objections to the rezoning.

Shannon Deehan — Engineering & ROW

Thank you for the recent notice respecting the captioned development proposal in the
vicinity of Canadian Pacific Railway Company. The safety and welfare of residents can
be adversely affected by rail operations and CP is not in favour of residential uses that
are not compatible with rail operations. CP freight frains operate 24/7 and
schedules/volumes are subject to change. CP’s approach to development in the vicinity
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of rail operations is encapsulated by the recommended guidelines developed through
collaboration between the Railway Association of Canada and the Federation of
Canadian Municipalities. The 2013 Proximity Guidelines can be found at the following
website address: http://www.proximityissues.ca/.

CP recommends that the below condition be inserted in all property and tenancy
agreements and offers of purchase and sale for all dwelling units in the proposed
building(s):

“Canadian Pacific Railway and/or its assigns or successors in interest has or have a
railway right-of-way and/or yard located adjacent to the subject land hereof with
operations conducted 24 hours a day, 7 days a week, including the shunting of trains
and the idling of locomotives. There may be alterations to, or expansions of, the railway
facilities and/or operations in the future, which alterations or expansions may affect the
living environment of the residents in the vicinity. Notwithstanding the inclusion of any
noise and/or vibration attenuating measures in the design of the development and
individual dwellings, Canadian Pacific Railway will not be responsible for complaints or
claims arising from the use of its facilities and/or its operations on, over, or under the
aforesaid right-of-way and/or yard.”

Should the captioned development proposal receive approval, CP respectfully requests
that the recommended guidelines be followed.

MTO Corridor Management (MTO Requirement) - The owner will be required, prior to the
issuance of a construction permit, to contact the Ministry of Transportation (MTO) Corridor
Management Section at 1-800-265-6072 to obtain the necessary permits, clearances
and/or approvals in accordance with the Public Transportation & Highway Improvement
Act.

Driveway Approaches — The Owner further agrees:

1. To construct driveway approaches in such width and location as approved by the
City Engineer;

2. To provide straight flare driveway approaches and to terminate the raised curbs at
the property line, to the satisfaction of the City Engineer. Raised curbs shall not extend
into the driveway approaches, outside the subject lands.

3. Unless otherwise noted, to construct all non-residential driveway approaches of
concrete in accordance with City of Windsor Standard Drawing AS-204.

Drainage Report — The Cahill Drain is a regulated municipal drain under the Drainage
Act. The construction of driveway approaches across the Drain must be completed in
accordance with the process identified by the Act. Design shall be completed through
a Drainage Report undertaken by a qualified Drainage Engineer retained at the
applicant’s expense. Both selection of the engineer and adoption of the report are
subject to City Council approval.

ERCA Reqguirements — The owner(s) further agrees to follow all drainage and flood
proofing recommendations of the Essex Region Conservation Authority (ERCA) may have
with respect to the subject land, based on final approval by the City Engineer. |f
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applicable, the Owner will obtain all necessary permits from ERCA with respect to the
drainage works on the subject lands.

Existing Sewers and Connections - The owner further agrees, at its entire expense and to

the satisfaction of the City Engineer:

1.

2.

3.

To undertake a video inspection of the mainline sewers that will be used by the subject
property and all connections to the mainline sewers that service the subject property.
Any redundant connections will be abandoned according to the City of Windsor
Engineering Best Practice B.P.1.3.3.

Any new Connections to combined sewers will follow City of Windsor Engineering Best
Practice B.P.1.1.1.

Site Servicing Plans — The owner agrees to submit a site servicing plan for the subject lands

to the satisfaction of the Chief Building Official, the City Engineer and ERCA in regulated
areas, prior to the issuance of any construction permits for the subject lands.

Rania Toufeili — Transportation Planning

Cousineau Road is classified as a Class | Collector with a required right-of-way width
of 26 meters per Schedule X of the Official Plan. The existing right-of-way width is
insufficient, however a conveyance is not required on the north side of the roadway
were this property exists.

Parking supply must meet Zoning By-Law 8600 requirements.

This property is in the MTO Permit Control Area. MTO should be consulted for their
requirements at this location.

Driveways must comply with and be constructed to City Standards. Detailed drawings
are required to review the proposed accesses to the dwellings.

All exterior paths of travel must meet the requirements of the Accessibility for
Ontarians with Disabilities Act (AODA).
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Existing Tree List and Condition
TSSE BOTANICAL NAME COMMON NAME SIZE (em- don) CONDITION REMARKS
1 ACER SACCHARIMUM  [SILVER MAPLE 110 GOOD
2 |PICEA PUNGENS SPRUCE 15 FAIR
3 |PICEAPUNGENS SPRUCE 25 GOOD
GLEDISIA TRIACANTHOS
4 ||NERMIS HONEY-LOCUST 60 GOOD
5 |JUNIPER VIRGINIANA |RED CEDAR 2@20, 1@7.5 GOOD
Notes
1. The location of the existing trees was provided by the Owner.
2. 10 Coniferous trees in poor condition have been removed from the front yard and
side yards.
3. Care has been taken to obtain all information from reliable sources. All data has
been verified insofar as possible. The consultant can neither guarantee nor be
responsible for the accuracy of information provided by others.
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Item No. 7.3

WINDSDFI CouncilReport: S 68/2022

Subject: Rezoning - City of Windsor - 542 Dougall Avenue — Z-042/21 -
Ward 3

Reference:

Date to Council: July 4, 2022
Author: Frank Garardo, MCIP, RPP
Senior Planner

519-255-6543 x6446
fgarardo@citywindsor.ca

Planning & Building Services
Report Date: May 30, 2022
Clerk’s File #: Z2/14280

To: Mayor and Members of City Council

Recommendation:
THAT Zoning By-law 8600 BE AMENDED by changing the zoning of Lot 5 Plan 82,
(known municipally as 542 Dougall Avenue) Roll No. 040-070-00800;[PIN 01193-

0164(LT)], situated on the east side of Dougall Avenue, (north of Wyandotte Street
West) by adding a site specific exception to Section 20(1) as follows:

XX. EAST SIDE OF DOUGALL AVENUE, NORTH OF WYANDOTTE STREET
WEST

For the lands comprising of Lot 5, Registered Plan 82, a single unit dwelling
shall be an additional permitted use, and the following additional provisions

shall apply

a) Lot Width — minimum 9.0 m

b) Lot Area — minimum 250.0 m2
c) Lot Coverage — maximum 45.0%

d) Side Yard Width — minimum 1.20m

[ZDM 3; ZNG/6625]
Executive Summary:
N/A

Background:
Application Information:
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Location: 542 Dougall Avenue; PLAN 82 LOT 5
(East side of Dougall Avenue, North of Wyandotte Street West)
(Roll No. 040-070-00800)
Ward: 3 Planning District: 3 — City Centre Zoning District Map: 3

Applicant: City of Windsor

Owner: City of Windsor
Agent: N/A
Proposal:

The City of Windsor owns a vacant residential parcel of land located on the east side of
Dougall Avenue, between 532 and 548 Dougall Avenue as shown on the aerial diagram
attached as Appendix A.

The Subject Parcel is zoned RD3.1 which permits a double duplex dwelling, duplex
dwelling, lodging house, multiple dwelling, religious residents, residential care facility,
semi-detached dwelling, single unit dwelling (existing), and townhome dwelling. The
Subject Parcel does not meet the minimum frontage and lot area requirements for any
of the permitted uses set out in Zoning By-law 8600. As such the Subject Parcel is not
viable, but could potentially be made viable through a site specific zoning by-law
amendment.

The proposed zoning by-law amendment would maintain the existing zoning RD3.1 and
add site specific provisions to permit a single unit dwelling on a lot with existing
deficiencies (lot width, lot area, lot coverage). The vacant lot is slightly undersized with a
lot width of 9.14m, lot depth of 27.43 m and a lot area of 250.84 square metres. The
proposed site specific zoning would permit a single unit dwelling and address the
minimum lot frontage, side yard setbacks, lot coverage, and lot area requirements. As
per City’'s records, a single unit dwelling was located on the site and demolished in
2008.

Site Information:

OFFICIAL PLAN ZONING CURRENT USE PREVIOUS USE
. , . Single unit
Mixed Use Resgd;erz’:%g[) ,'Is)tnCt vacant dwelling —
' ’ prior to 2008
LoT WIDTH Dt L LoT AREA LOT SHAPE
DEPTH
914 m 2743 m 250.84sq. m
Rectangular
29.98 ft 89.99 ft 2,700 sq. ft
Metric measurements are provided by applicant and are approximate.
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Figure 1: Key Map
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Figure 2: Subject Parcel - Rezoning
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Figure 3: Neighborhood Map
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Neighbourhood Characteristics:

The subject parcel is located in the City Centre planning district and within a residential
area consisting of low profile dwellings. The adjacent properties consist of low profile
residential dwellings on similar sized lot areas.

The subject site consisted of a single unit dwelling which was demolished in 2008. The
subject property is located adjacent to other single unit dwelling properties on the
Windsor Municipal Heritage Register (526, 532, 548 Dougall). The proposed zoning
amendment to permit a single unit dwelling would fit with the context of the adjacent
parcels. See Appendix B for site images.

Further to the South is Wyandotte Street West which provides mixed uses and access
to transit. Further to the North is medium profile residential, institutional land uses
(Immaculate Conception Catholic Elementary School) and mixed land uses on
University Avenue West.

This segment of Dougall Avenue is classified as a local road, has sidewalks on both
sides of the street. Wyandotte Street West is classified a Class Il Arterial Road and a
proposed Bikeway on Schedule F: Roads and Bikeways of the City of Windsor Official
Plan.

The closest existing transit route is with the Crosstown 2. The closest existing bus stop
to this property is located on Wyandotte at Victoria Northwest Corner. This bus stop is
approximately 110 metres from this property faling within our 400 metre walking
distance guidelines to a bus stop. This will be maintained with our Council approved
Transit Master Plan.

Storm and sanitary sewers are in the Dougall Avenue right-of-way. No municipal
infrastructure or service deficiencies have been identified.

Discussion:
Provincial Policy Statement, 2020

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

Policy 1.1.1 of the PPS states:
‘Healthy, liveable and safe communities are sustained by:

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

b) accommodating an appropriate affordable and market-based range and mix of
residential types (including single-detached, additional residential units, multi-unit
housing, affordable housing and housing for older persons), employment (including
industrial and commercial), institutional (including places of worship, cemeteries and
long-term care homes), recreation, park and open space, and other uses to meet
long-term needs;
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e) promoting the integration of land use planning, growth management, transit-
supportive development, intensification and infrastructure planning to achieve cost-
effective development patterns, optimization of transit investments, and standards to
minimize land consumption and servicing costs;”

The proposed zoning amendment represents an efficient development and land use
pattern that will have no adverse impact on the financial well-being of the City of
Windsor, land consumption, and servicing costs, accommodates an opportunity for infill
of residential uses, and optimizes investments in ftransit. The requested zoning
amendment is consistent with Policy 1.1.1 of the PPS.

Policy 1.1.3.1 of the PPS states:
“Settlement areas shall be the focus of growth and development.”
Policy 1.1.3.2 of the PPS states:

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

a) efficiently use land and resources;

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

e) support active transportation;
f) are transit-supportive, where transit is planned, exists or may be developed;”
Policy 1.1.3.3 of the PPS states:

“Planning authorities shall identify appropriate locations and promote opportunities for
transit-supportive development, accommodating a significant supply and range of
housing options through intensification and redevelopment where this can be
accommodated taking into account existing building stock or areas, including brownfield
sites, and the availability of suitable existing or planned infrastructure and public service
facilities required to accommodate projected needs”

The subject parcel is located within the settlement area. The proposed zoning
amendment accommodates for infil development, promotes land uses that make
efficient use of land and existing infrastructure. Active transportation options and transit

services are located adjacent and near the parcel. The zoning amendment is consistent
with PPS Policies 1.1.3.1, 1.1.3.2, and 1.1.3.3.

The proposed amendment to Zoning By-law 8600 is consistent with the PPS.
Official Plan

Relevant excerpts from the Official Plan are attached as Appendix C. The subject
property is located within the City Centre Planning District and designated mixed use
area on Schedule E: Land Use of the City of Windsor Official Plan. The permitted uses
in the mixed use area include residential land uses.

Section 6.11 of the Official Plan promotes The City Centre Planning District as a special
position within Windsor. “As the focus of major economic, social and cultural activities,
the City Centre is the heart of Windsor. In addition, its function as an international
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gateway contributes to the City Centre’s role as a welcoming arrival point for visitors. To
ensure that the City Centre prospers, Council will manage development to promote a
diverse mixture of businesses, cultural venues, major government offices, residential
neighbourhoods and entertainment venues”.

Objective 6.11.1.2 supports fostering a livable residential neighbourhoods close to
employment, shopping and entertainment opportunities.

Objective 6.11.4.1 supports a complementary range of retail and service commercial
establishments, offices, culture, and residential uses.

Objective 6.11.4.2 seeks to promote new development which is compatible with the
surrounding area in terms of scale, massing, height, siting, setbacks, parking and
landscaped areas.

The proposed zoning amendment on the subject parcel would be compatible with the
immediate surroundings, will continue to foster a livable residential neighbourhood, and
provide an appropriate selective residential redevelopment, infill, and intensification
initiative.

Obijective 6.3.1.1 supports a complementary range of housing forms and tenures in all
neighbourhoods. Objective 6.3.1.2 seeks to promote compact neighbourhoods and
balanced transportation systems. Objective 6.3.1.3 seeks to promote selective
residential redevelopment, infil and intensification initiatives. Section 6.3.1.4
Maintenance and Rehabilitation recommends that the existing housing stock is
maintained and rehabilitated.

Objective 7.3.3.1 Council shall encourage the development of existing serviced,
underutilized or undeveloped lands within Windsor prior to the extension of municipally
owned and/or operated infrastructure to vacant areas within Windsor.

The proposed zoning amendment to permit additional single unit dwelling represents a
complementary and compact form of housing, redevelopment, and intensification that is
near sources of existing services, and transportation. The proposed change to Zoning
By-law 8600 conforms to the general policy direction of the Official Plan.

Zoning By-Law:

The Zoning Bylaw 8600 designates the zoning for the subject property as ‘Residential
District 3.1 (RD 3.1). Relevant excerpts from Zoning By-law 8600 are attached as
Appendix D.

The applicant is requesting a change from Residential District 3.1 (RD3.1) to Residential
District 3.1(RD3.1) with a site specific exception to permit a single unit dwelling with site
specific provisions for lot width, lot area, lot coverage, and side yard setbacks.

RD3.1 permits only existing single unit residences, and permits other types of dwellings
on a lot with a minimum width of 18 m and a minimum area of 540 square meters.
Available municipal records indicate that the subject parcel has been used for a single
unit dwelling prior to 2008.

Given that the existing lot is undersized and the adjacent land uses and characteristics
of the street are comprised of low profile dwellings, staff prefer using a site exception by
allowing a single unit dwelling on an existing lot.
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The proposed site specific RD3.1 would permit a single unit dwelling on a lot with a lot
width of 9.14 m and a lot area of 250.84 square meters with provisions for a side yard
setback of 1.2 metres and a maximum of lot coverage of 45 % (forty-five percent). The
proposed provisions would result in a building envelope that is compatible with adjacent
dwellings.

The proposed zoning provisions will have no adverse impact on the proposed
development or on surrounding uses, and development on the site will have to comply
with all other provisions for yard setbacks and required parking. Staff recommend a
minimum lot width of 9.0 m and a minimum lot area of 250 m 2 to avoid any rounding,
measurement, or calculation issues

Site Plan Control

The proposed zoning amendment to permit a single unit dwelling is not subject to site
plan control.

Risk Analysis:

N/A

Climate Change Risks
Climate Change Mitigation:

In general, residential infill will minimize the impacts on the community greenhouse gas
emissions as these developments create complete communities and neighbourhoods
while using currently available infrastructure such as sewers, sidewalks, and public
transit.

Climate Change Adaptation:

The proposed construction of a single unit dwelling will provide an opportunity to
increase resiliency for the development and surrounding area.

Financial Matters:
N/A

Consultations:

Comments received from municipal departments and external agencies are attached as
Appendix E.

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

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

Based on the information presented in this report, it is my opinion that an amendment to
Zoning By-law 8600 to rezone the subject parcel by adding a site specific exception to
permit a single unit dwelling subject to the additional provisions listed, is consistent with
the PPS 2020, is in conformity with the City of Windsor Official Plan and constitutes
good planning.

Staff recommend that Zoning By-law 8600 be amended to permit a rezoning of the
subject parcel by adding a site specific exception to permit a single unit dwelling on the
subject lands.

Planning Act Matters:
Frank Garardo, MCIP, RPP

Senior Planner

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

Michael Cooke, MCIP, RPP Thom Hunt, MCIP, RPP

Manager of Planning Policy City Planner
| am not a registered Planner and have reviewed as a Corporate Team Leader

JP  SAH

Approvals:
Name Title
Michael Cooke Manager of Planning Policy/Deputy City Planner
Thom Hunt City Planner / Executive Director, Planning &
Development Services
Wira Vendrasco Deputy City Solicitor, Legal Services & Real Estate
Jelena Payne Commissioner, Economic Development &
Innovation
Onorio Colucci Acting Chief Administration Officer
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Notifications:

Name Address

Email

Property owners and tenants
within 120 m of the subject
parcel

Appendices:

Appendix A- Site Location

Appendix B- Site images

Appendix C- Extracts from Official Plan
Appendix D- Extracts from Zoning By-law 8600
Appendix E- Liason Comments

Appendix F- Amending By-law

OO, WN-=-
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Appendix A- Site Location
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Appendix B- Site Images

Subject Parcel — Vacant Lot- Looking East

542 Dougall Ave

Development & Heritage Standing Committee - July 4, 2022
Page 169 of 257



Looking South on Dougall Avenue

- Subject Parcel is on the left side of the image
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Looking North on Dougall Avenue

- Subject Parcel is on the right side

I

*Google images
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APPENDIX C - Extracts from City of Windsor Official Plan

VOLUME | - LAND USE
6.11 City Centre Planning District

The City Centre Planning District has a special position within Windsor.
As the focus of major economic, social and cultural activities, the City
Centre is the heart of Windsor. In addition, its function as an international
gateway contributes to the City Centre’s role as a welcoming arrival point
for visitors. To ensure that the City Centre prospers, Council will manage
development to promote a diverse mixture of businesses, cultural venues,
major government offices, residential neighbourhoods and entertainment
venues.

This section of the Official Plan provides objectives and policies provide for
the land use designations identified on Schedule E: City Centre Planning
District and should be read in conjunction with the other parts of this Plan.

6.11.1 Objectives

CONCENTRATION  6.11.1.1 To encourage a concentration of government institutions,

OF USES entertainment and retail uses, cultural venues, residences,
business headquarters and related offices in the City
Centre.

RESIDENTIAL 6.11.1.2 To foster livable residential neighbourhoods close to

NEIGHBOURHOODS employment, shopping and entertainment opportunities.

6.11.4 Mixed Use Policies

PERMITTED 6.11.4.1 Uses permitted in the Mixed Use land use designation
Uses identified on Schedule E: City Centre Planning District
include:

(a) inthe areas also designated Medium Profile Area retail
and service commercial establishments, offices,
culture, entertainment and open space uses, and
residential uses; and

Development & Heritage Standing Committee - July 4, 2022
Page 171 of 257



EVALUATION
CRITERIA

6.11.4.2

(b) inthe areas also designated High or Very High Profile
Area retail and service commercial establishments,
offices, cultural, entertainment and open space uses,
and residential uses, exclusive of small scale Low
Profile housing development as defined in policy
6.3.2.3(a).

At the time of submission, the proponent shall demonstrate
to the satisfaction of the Municipality that a proposed Mixed
Use development within the City Centre Planning District is:

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

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

(i)  within a site of potential or known contamination;

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

(iv) adjacent to heritage resources.

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

(c) capable of being provided with full municipal physical
services;

(d) provided with adequate off street parking;

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

(f) provided with residential uses above-grade, where
appropriate.
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7.3.3 Infrastructure Provision Policies

INFILLING 7.3.3.1
GIVEN
PRIORITY

VOLUME | - TOOLS

11.6.3
AMENDMENTS 11.6.3.
MusT 1
CONFORM
EVALUATION 11.6.3.
CRITERIA 3

Council shall encourage the development of existing serviced,
underutilized or undeveloped lands within Windsor prior to the
extension of municipally owned and/or operated infrastructure to
vacant areas within Windsor.

Zoning By-law Amendment Policies

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

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

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

(b) Relevant support studies;

(c) The comments and recommendations from municipal staff
and circularized agencies;

(d) Relevant provincial legislation, policies and appropriate
guidelines; and

(e) The ramifications of the decision on the use of adjacent or
similar lands.
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APPENDIX D - Extracts from Zoning By-law 8600

SECTION 3 — DEFINITIONS
3.10 DEFINITIONS

BUILDING means a structure, consisting of a wall, roof and floor, or any one or more of
them, or a structural system serving the function thereof, including all the works,
fixtures and service systems appurtenant thereto, but does not include the
following: access area, collector aisle, driveway, parking aisle or parking space not
in a parking garage; fence; patio; sign as defined by the Windsor Sign By-law.

DWELLING means a building or structure that is occupied for the purpose of human
habitation. A correctional institution, hotel, motor home, recreational vehicle, tent,
tent trailer, or travel trailer is not a dwelling.

SINGLE UNIT DWELLING means one dwelling having one dwelling unit or, where
permitted by Section 5.99.80, one dwelling having two dwelling units. A single
family dwelling is a single unit dwelling. A duplex dwelling, mobile home
dwelling, semi-detached dwelling unit, or townhome dwelling unit, is not a
single unit dwelling.

DWELLING UNIT means a unit that consists of a self-contained set of rooms located in
a building or structure, that is used or intended for use as residential premises, and
that contains kitchen and bathroom facilities that are intended for the use of the
unit only.

SECTION 12 - RESIDENTIAL DISTRICTS 3. (RD3.)
12.1 RESIDENTIAL DISTRICT 3.1 (RD3.1)
1211 PERMITTED USES

Double Duplex Dwelling Residential Care Facility
Duplex Dwelling Semi-Detached Dwelling
Lodging House Single Unit Dwelling (Existing)
Multiple Dwelling Townhome Dwelling

Religious Residence
Any use accessory to the preceding uses

12.1.5 PROVISIONS
.1 Lot Frontage — minimum 18.0 m
.2 Lot Area — minimum
For a corner lot having a minimum frontage of
30.0 m on each of the exterior lot lines:
a) For the first 5 dwelling units 540.0 m2
b) For each additional dwelling unit 67.0 m2 per unit

Development & Heritage Standing Committee - July 4, 2022
Page 174 of 257



For any other lot:

c) For the first 4 dwelling units 540.0 m2
d) For each additional dwelling unit 85.0 m2 per unit
.3 Lot Coverage — maximum 35.0%

4 Main Building Height — maximum

Corner Lot 14.0m

Interior Lot 10.0 m
.5 Front Yard Depth — minimum 6.0m
6 Rear Yard Depth — minimum 7.50m

Side Yard Width — minimum
a) Where a habitable room window of any

dwelling unit faces a side lot line 6.0m
b) Any other side yard 3.0m
.8 Landscaped Open Space Yard — minimum 35.0% of lot area

.50 A Lodging House for the accommodation of 10 persons or less, and any
use

accessory thereto, shall comply with the Single Unit Dwelling provisions
of

Section 10.1.5 and further, the whole of the building shall be used for a
Lodging

House, including any accessory use. [ZNG/5630]
(AMENDED by B/L 95-2019, Sept. 27/2019)

.55 A Double Duplex Dwelling, Duplex Dwelling, Multiple Dwelling having a

maximum of 4 dwelling units, Semi-Detached Dwelling or Townhome
Dwelling, or an addition to an existing Single Unit Dwelling, and any use
accessory thereto, shall comply with the provisions of Section 11.2.5.
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COMMENTS

Anne Marie Albidone - Environmental Services

No concerns

Jose Mejalli — Assessment Management Officer

No objection to the site specific exemption to permit a single family dwelling.

Michael Coste — Windsor Fire

No issues

Jennifer Nantais — Environmental & Sustainability Coordinator

The Environmental Sustainability & Climate Change team have no comments to add to
this application.

Jason Scott - Transit Windsor

Transit Windsor has no objections to this development. The closest existing transit route is
with the Crosstown 2. The closest existing bus stop to this property is located on
Wyandotte at Victoria Northwest Corner. This bus stop is approximately 110 metres from
this property falling within our 400 metre walking distance guidelines to a bus stop. This will
be maintained with our Council approved Transit Master Plan.

Sherif Barsom — Parks D&D

Please not that Parks Development has no comments pertaining the LIAISON: Z-042/21
[ING/6625]

ERCA

The following is provided as a result of our review of Zoning By-Law Amendment Z-042-21
ING 6625. The applicant proposes a site-specific exemption to the zoning by-law, to
permit a single unit dwelling on the subject land. The RD3.1 zoning permits existing single
unit dwelling. The subject land is vacant rectangular parcel with a lot width of 9.14 meter,
lot depth of 27.43 meter and lot area of 250.84 meter square.

DELEGATED RESPONSIBILITY TO REPRESENT THE PROVINCIAL INTEREST IN NATURAL HAZARDS
AND REGULATORY RESPONSIBILITIES ASSOCIATED WITH THE CONSERVATION AUTHORITIES
ACT
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The following comments reflect our role as representing the provincial interest in natural
hazards as outlined by Section 3.1 of the Provincial Policy Statement of the Planning Act
as well as our regulatory role as defined by Section 28 of the Conservation Authorities Act.

We have reviewed our floodline mapping for this area and it has been determined this
site is not located within a regulated area that is under the jurisdiction of the ERCA
(Section 28 of the Conservation Authorities Act). As aresult, a permit is not required from
ERCA for issues related to Section 28 of the Conservation Authorities Act, Development,
Interference with Wetlands and Alteration to Shorelines and Watercourses Regulation
under the Conservations Authorities Act, (Ontario Regulation No. 158/06).

WATERSHED BASED RESOURCE MANAGEMENT AGENCY
The following comments are provided in an advisory capacity as a public commenting
body on matters related to watershed management.

SECTION 1.6.6.7 Stormwater Management (PPS, 2020)
Our office has reviewed the proposal and has no concerns relating to stormwater
management.

PLANNING ADVISORY SERVICE TO PLANNING AUTHORITIES - NATURAL HERITAGE POLICIES
OF THE PPS, 2020

The following comments are provided from our perspective as an advisory service
provider to the Planning Authority on matters related to natural heritage and natural
heritage systems as outlined in Section 2.1 of the Provincial Policy Statement of the
Planning Act. The comments in this section do not necessarily represent the provincial
position and are advisory in nature for the consideration of the Planning Authority.

The subject property is not within or adjacent to any natural heritage feature that may
meet the criteria for significance as defined by the PPS. Based on our review, we have
no objection to the application with respect to the natural heritage policies of the PPS.

FINAL RECOMMENDATION
With the review of background information and aerial photograph, ERCA has no
objection to this application for Zoning By-law amendment.

Barbara Rusan - Building

The Building Code Act, Section 8.(1) requires that a building permit be issued by the Chief
Building Official for any construction or demolition of a building. It is strongly
recommended that the owner and/or applicant contact the Building Division to
determine building permit needs for the proposed project. The City of Windsor Building
Division can be reached by phone at 519-255-6267 or through email at
buildingdept@citywindsor.ca
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Stefan Fediuk

No Objections to the proposed re-zoning from a landscape architectural or urban design
perspective.

Rania Toufeili = Transportation

Dougall Avenue is classified as a local road with a required right-of-way width of 20
meters. The current right-of-way width is sufficient and therefore no conveyances are
required.

Parking must comply with zoning by-law 8600.

Proper accesses and driveway permits per Engineering Right-of-Way requirements
must be met.

All accesses shall conform to the TAC Geometric Design Guide for Canadian Roads
and the City of Windsor Standard Engineering Drawings (AS-203 and AS-204).

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

Kristina Tang — Heritage Planner

The subject property is located adjacent to properties on the Windsor Municipal Heritage
Register (526, 532, 548 Dougall). New development is to be respectful as an infill to
adjacent heritage properties. The proposed single unit dwelling would fit with the context
of the adjacent low profile heritage buildings.

The following is recommended for the new build:

New construction shall be designed to be compatible with the existing houses in terms
of scale, massing, height, setback, colour, and quality of design.

The goal is to preserve the existing environment on the street and ensure new
development blends with and does not visually overwhelm neighbouring buildings.

Do not design new buildings to mimic adjacent built heritage resources in older built
up areas; instead, create sympathetic design freatments using a common
architectural vocabulary.

Use a height-to-width ratio for new buildings that is similar to existing buildings on
blocks with built heritage resources.

Consider compatibility of roof types in the existing neighbourhood.

Align porch eaves, roof pitch and roof lines and other features to be similar with
adjacent structures

New windows placements should reflect common patterns and styles of other
buildings in the area in terms of size, shape, proportion, numbers, placements and
rhythms
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e Use traditional materials and colours that represent the texture and palette of the
Heritage Area/Neighbourhood. If using contemporary materials, they should be
compatible with historic roof materials in quality, visual impact, texture, and
relationship to architectural style.

e Use colour selection from Heritage colour palettes

The following resources are recommended:

Standards and Guidelines for Conservation of Historic Places in Canada
hitps://www.historicplaces.ca/en/pages/standards-normes.aspx

Region of Waterloo on Infill- New Construction in Heritage Neighbourhoods
https://www.regionofwaterloo.ca/en/exploring-the-
region/resources/Documents/PracticalGuidelnfill-access.pdf

Naftional Park Services Preservation Briefs- Exterior Additions
https://www.nps.gov/tps/how-to-preserve/briefs/14-exterior-additions.htm
Well-Preserved: Visual Harmony and Good Fit
https://www.heritagetrust.on.ca/en/index.php/pages/publications/well-preserved

Enwin

Hydro Engineering: No objection provided adequate clearances are achieved and
maintained. ENWIN has existing primary secondary conductor running along the east limit
of the property.

Be advised of communication cables hanging over the corner of the back property.

Prior to working in these areas, we would suggest notifying your contractor and referring
to the Occupational Heath and Safety Act and Regulations for Construction Projects to
confirm clearance requirements during construction.

Also, we suggest referring to the Ontario Building Code for permanent required
clearances for new Building Construction.

Water Engineering: Water Engineering has no objections to the rezoning.

Patrick Winters — Engineering & ROW

The subject lands are located at 542 Dougall Ave, zoned Residential District 3.1 (RD3.3)
by Zoning By-Law 8600. The Applicant is requesting a site specific exemption to the zoning
by-law to permit a single unit dwelling on the subjected land.

The site may be serviced by a 1050mm x 1450mm brick combined sewer located within
the Dougall Avenue right-of-way. If possible existing connections should be utilized. Any
redundant connections shall be abandoned in accordance with the City of Windsor
Engineering Best Practice B.P 1.3.3. Boulevard to be restored to the satisfaction of the
City Engineer.
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Dougall Avenue is classified as a local road with a required right-of-way width of 20
meters. The current right-of-way width is sufficient and therefore no conveyances are
required. All accesses shall be constructed as per BP 2.2.1. If access from the existing
paved alley at the rear of the property is being proposed for use alley contribution will
be required.

In summary, we have no objections to the proposed site specific exemption to the
rezoning by-law provided the following conditions are meant;

Street Opening Permits — The owner agrees to obtain street opening permits for sewer taps, drain
taps, flatworks, landscaping, curb cuts, and driveway approaches from the City Engineer, prior to
commencement of any construction on the public highway.

Alley Conftribution —The owner agrees, prior to the issuance of a Building Permit, to contribute $250
per linear meter payable to the City of Windsor and deposited in the General Fund intended for
the upkeep of alleys within the City of Windsor.

Windsor Mapping - Enbridge

After reviewing the provided drawing at the proposed 542 Dougall Ave. and consulting
our mapping system, please note that Enbridge Gas has active infrastructure in the
proposed area. A PDF drawing has been attached for reference.
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Please Note:

1. The shown piping locations are approximate and for information purposes only

2. The drawings are not to scale

3. This drawing does not replace field locates. Please contact Ontario One Call for
onsite locates prior to excavating, digging, etc

Enbridge Gas requires a minimum separation of 0.6m horizontal and 0.3m vertical from
all of our plant less than NPS 16 and a minimum separation 1.0m horizontal and 0.6m
vertical between any CER-regulated and vital pipelines. For all pipelines (including vital
pipelines), when driling parallel to the pipeline, a minimum horizontal clearance
measured from the edge of the pipeline to the edge of the final bore hole of 1 m (3.3 ft)
is required. Please ensure that this minimum separation requirement is maintained, and
that the contractor obtains locates prior to performing any work and utilizes safe
excavation practices while performing any work in the vicinity.

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

areq:

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

e If during the course of any job, any pipe is found that is not o