THE CITY OF

W iNnDSOR CITY OF WINDSOR AGENDA 6/06/2022

Consolidated Agenda - Development & Heritage
Standing Committee Meeting

Date: June 6, 2022
Time: 4:30 o’clock p.m.

Location: Council Chambers, 1%t Floor, Windsor City Hall

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

Item #
1.

Item Description
CALL TO ORDER

READING OF LAND ACKNOWLEDGEMENT

We [I] would like to begin by acknowledging that the land on which we gather is the
traditional territory of the Three Fires Confederacy of First Nations, which includes the
Ojibwa, the Odawa, and the 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

Development and Heritage Standing Committee Minutes (Planning Act Matters) from
the meeting held May 2, 2022 (SCM 136/2022)

Minutes of Special Meeting of Development and Heritage Standing Committee
(Planning Act) Meeting held May 10, 2022 (SCM 148/2022) (attached)

PRESENTATION DELEGATIONS (PLANNING ACT MATTERS)

PLANNING ACT MATTERS

Multi-Residential Interim Control By-law Study - Proposed Official Plan Amendment and
Zoning By-law Amendment (S 64/2022)

Clerk’s Note: The City Planner submits the following revision to the
RECOMMENDATION found on page 12 of 24 of report: Delete Section 11.2.5.4.10
“Gross Floor Area — maximum — 400 m?” and Section 11.2.5.5.10 “Gross Floor area —
maximum — 400 m?”. Andi Shallvari, CPA submitting the attached letter received June
3, 2022 as a written submission.

Delegation: a) Laura Strahl, Planner I

b) Andi Shallvari, CPA
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7.2.

7.3.

7.4.

7.5.

7.6.

Zoning By-Law Amendments for 1646 to 1648 Drouillard Road; File Z-004/22
(ZNG/6659) Ward 7 (S 46/2022)

Delegations:

a) Kevin Alexander, Senior Planner (powerpoint)

b) Jacob Dickie, Agent, Urban in Mind (powerpoint)

Official Plan and Rezoning Amendments — Tunio Development — 3885 & 0 Sandwich
Street - OPA 152 OPA [6504] Z-028/21 ZNG[6503] - Ward 2 (S 65/2022)

Clerk’s Note: City Planner providing attached email dated June 2, 2022 outlining
revisions from the applicant. Cheryl Jordan, property owner in area submitting the
attached email dated May 24, 2022 as a written submission. Kevin Kelly, President,
Kelbour Management submitting the attached email dated May 25, 2022 as a written
submission.

Delegations:

a) Kevin Alexander, Senior Planner (powerpoint)

b) Tracey Pillon-Abbs, Principal Planner

c) Qingheng Yu, owner of property on Peter Street

Draft Plan of Condominium with Exemption under Section 9(3) of the Condominium Act
— St. Clair Rhodes Development — 233 Watson Avenue — Ward 6 (S 55/2022)
Delegations:

a) Jim Abbs, Planner Il (powerpoint)

b) Brian Chillman, Solicitor representing applicant St. Clair-Rhodes Development

c) Sheila Luno, Property Manager, Mid South Land Developments Corp.

Rezoning — Andi Shallvari - 716 Josephine Ave - Z-011/22 ZNG/6703 - Ward 2
(S 56/2022)

Delegations:

a) Adam Szymczak, Senior Planner (powerpoint)

b) Andi Shallvari, CPA

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 (S 59/2022)

Clerk’s Note: Barry Horrobin, Director of Planning & Physical Resources, Windsor
Police service indicates a change in Recommendation |, Part E, Iltem 12 found on page
3 of 22. The term “Commissioner of Police” should be replaced with “Chief of Police”.
Scott Dube, area resident submitting the attached email dated May 23, 2022 as a
written submission.

Delegations:

a) Justina Nwaesei, Senior Planner (powerpoint)

b) Tracey Pillon-Abbs, Principal Planner

c) Tosin Bello, Applicant; and Chintan Virani, Architect

ADOPTION OF THE MINUTES
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8.1. Adoption of the Development & Heritage Standing Committee minutes of its meeting
held May 2, 2022 (SCM 125/2022)

9. PRESENTATIONS AND DELEGATIONS (COMMITTEE ADMINISTRATIVE
MATTERS)

10. HERITAGE ACT MATTERS

10.1. 1478 Kildare Road, Cunningham Sheet Metal (formerly) - Heritage Permit Request
(Ward 4) (S 60/2022)
Delegation:

a) James Gibb, representing the applicant (available for questions)

10.2. Request for Heritage Permit — 3036 Sandwich Street, McKee Park (Ward 2) (S 61/2022)
Delegation:
a) Terry Kennedy, resident of Ward 2

10.3. Request for Partial Demolition of a Heritage Listed Property- 2038 Willistead Crescent,
C.E. Platt House (Ward 4) (S 62/2022)

11. ADMINISTRATIVE ITEMS

11.1. Bill 109, More Homes for Everyone Act, 2022 — Changes to the Planning Act Affecting
Site Plan Control Approval, City Wide (S 57/2022)

11.2. Closure of part of southerly half of north/south alley between Brant Street and
Wyandotte Street East, Ward 3 (S 58/2022)
Clerk’s Note: Kelly White, area resident submitting the attached email dated June 2,
2022 as a written submission.
Delegation:
a) Brian Nagata, Planner I
b) David Mady, VP Real Estate, Rosati Group (available for questions)
c) Kelly White, area resident

12. COMMITTEE MATTERS
13. QUESTION PERIOD
14. ADJOURNMENT
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Item No. 5.2

WINDSDR Committee Matters: SCM 148/2022

Subject: Adoption of the Development & Heritage Standing Committee minutes
of its Special Meeting (Planning Act Members only) held May 10, 2022
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W iNnDSOR CITY OF WINDSOR MINUTES 05/10/2022

SPECIAL MEETING - Development & Heritage Standing Committee (Planning
Act Members only)

Date: Tuesday, May 10, 2022
Time: 4:30 o’clock p.m.

Members Present:

Councillors

Ward 3 - Councillor Bortolin (Chairperson)
Ward 5 - Councillor Sleiman

Ward 7 - Councillor Gill

Ward 10 - Councillor Morrison

Members
Member Gyemi
Member Rondot

Members Regrets
Ward 4 - Councillor Holt
Member Moore

Clerk’s Note: Members participated via video conference, 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
Thom Hunt, City Planner

Neil Robertson, Manager of Urban Design / Deputy City Planner
Wira Vendrasco, Deputy City Solicitor — Legal & Real Estate

Kirk Whittal, Executive Director of Housing & Children Services

Jeff Hagan, Transportation Planning Senior Engineer

Laura Strahl, Planner Ill — Special Projects

Adam Szymczak, Planner lll — Zoning

Sandra Gebauer, Council Assistant

Anna Ciacelli, Deputy City Clerk / Supervisor of Council Services
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Minutes
Development & Heritage Standing Committee
Tuesday, May 10, 2022 Page 2 of 3

Delegations—participating via video conference

ltem 7.1 Ron Palmer, The Planning Partnership; and Jim Dyment, Municipal Planning
Consultants
ltem 7.1 Kevin Miller and Larry Silani, on behalf of MillerSilani Inc.

1. CALL TO ORDER

Following the reading of the Land Acknowledgement, the Chairperson calls the Special Meeting of
the Development & Heritage Standing Committee (Planning Act members only) to order at 4:31
o’clock p.m.

2. DISCLOSURES OF PECUNIARY INTEREST AND THE GENERAL NATURE
THEREOF

None disclosed.

3. REQUEST FOR DEFERRALS, REFERRALS OR WITHDRAWALS

None requested.

Councillor Morrison leaves the meeting at 5:48 o’clock p.m.

7. PLANNING ACT MATTERS

7.1. Multi-Residential Interim Control By-law Study - Background Reports

Moved by: Member Rondot
Seconded by: Councillor Gill

Decision Number: DHSC 396

THAT the report of the Senior Planner — Special Projects dated April 14, 2022 entitled "Multi-
Residential Interim Control By-law Study - Background Reports" BE RECEIVED for information.
Carried.

Councillor Morrison was absent from the meeting when the vote was taken on this matter.

Report Number: S 50/2022
Clerk’s File: Z/13872
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Minutes
Development & Heritage Standing Committee
Tuesday, May 10, 2022 Page 3 of 3

13. QUESTION PERIOD

None registered.

14. ADJOURNMENT

There being no further business the Special Meeting of the Development & Heritage Standing
Committee (Planning Act members only) is adjourned at 6:23 o’clock p.m.

Carried.
Ward 3 - Councillor Bortolin Deputy City Clerk / Supervisor
(Chairperson) of Council Services

Consolidated Agenda - Development & Heritage Standing Committee - June 6, 2022
Page 8 of 120



June 6, 2022
Development & Heritage Standing Committee
Item 7.1 — Written Submission
From: Andi Shallvari, CPA

To: Development and Heritage Standing Committee

Re: Amendment to zoning by laws 85-18 and 8600 (June 6, 2022) to reduce building height to 9 M and
implement maximum gross floor area to 400 SQM (4300 SQF)

Statement: The proposed zoning changes of reducing building height to 9M and gross floor area to 4300
SQF will work against new developments of affordable housing and Missing Middle projects such as
townhouses in core neighbourhoods around the City.

It is my opinion as a professional accountant (CPA), builder and housing provider that reducing the
building height in all residential zones from 10 meters to 9 in addition to implementing a maximum GFA
of maximum 4300 SQF in all residential buildings will eliminate a 3™ storey and at the same time reduce
building footprint on a semi-detached, townhouse, 4 plex building forms, all known as Missing Middle.
These restrictions will significantly impact Missing Middle building designs because it translates to a
48% loss in living space in each dwelling (See calculations attached). For the last 7 years | have been
focused only on Missing Middle typology because they provide great living options and are affordable.
After reviewing the proposed zoning changes, it is my expert opinion that from a cost perspective the
new proposed height reduction combined with a maximum limit on GFA of 4300 SQF will make it
financially impossible to develop any future Missing Middle projects. The reality is that Windsor is
growing, and all of us are seeing the high land values and increasing construction costs. The proposed
zoning restriction indirectly will make new housing more costly on a per square footage of building cost.
It will force and incentivise all private developers to only build two types of buildings:

- Luxury Single Family homes that will be priced to sell over $1.5M
- High Rise Condominiums with very small units and floor plans

More so this new proposal will lead to private developers abandoning plans to develop and build much
needed new housing in existing neighbours (Downtown, West End etc). Instead, the private capital will
be allocated to fuel more suburban sprawl and farmland conversion outside Windsor. The cost of
servicing sprawl is something that City Windsor should consider carefully here. A wrong zoning policy
now will cause financial pains for many decades and a huge burden to future generations.

| consider myself a big supporter of Missing Middle developments because they provide:
- A variety of living options and alternative unit layouts (vs single family detached or condos)
- A nice transition into existing neighbourhoods from High Rise to Single Family Detached

- Affordable housing options for families with children (either owning or renting)

Page 1 of 10
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- They add gentle density on existing city infrastructure. They add more tax revenues to city and require
less servicing costs (making them a great value for City and all Windsor taxpayers). Municipal services
can be delivered more efficiently in areas with gentle density.

| would like the committee members to consider the following numbers and comparisons:

1. Selling prices of new condos average $500-600/sgf compared to Missing Middle dwellings at
$360-400/sqf

2. Rental rates of new condo units average $2.00-2.50/sqf compared to Missing Middle dwellings
at $1.47-1.56/sqf (based on 2 newly built 4 plexes offering all inclusive utilities and with SO rent
increase for 5 years)

The point | am trying to make is that Housing Affordability will not improve but continue to get
worse until we all work together to address and try to reduce the building costs on a per square
footage for any new living space (costs such as land, materials, labour, permits, soft costs etc).
Lately we are hearing the term affordability being used everywhere but it should be just a simple
number, specifically the dollar ($) cost/sqf of living space one can afford (to buy or rent). We already
agreed to implement the Licensing regime which will add extra costs to rentals. Adding the height
and GFA restrictions will reduce how much sqf of living space can be built on a vacant lot which will
directly increase the cost/sqf of any new living space that will be built (This is simple economics). All
these extra costs will be passed to the end user being either homeowner or renter. With this new
proposal we will be setting up a City with very limited housing options (basically only 2 options,
either the luxury detached home or the expensive small condo in a high rise).

| encourage the committee members to raise the following questions as it relates to the reduction of
the proposed building height to 9M (from 10M) and limiting GFA to 4300 SQF on all building forms:

1. Based on last 4 years data of new condo buildings that are approved and being built, are there
any figures on how many units will be considered affordable as it compares to the total number
of units produced?

2. Has the city performed an assessment on how the new height reduction (to 9M) and limiting
GFA on all buildings will influence and impact builder decisions as it relates to building costs and
sale/rent prices that will be passed to the end consumer? Simply put what exactly are we trying
to accomplish with this new proposal of reducing height and GFA? What are the goals? Were
builders and housing providers consulted on the proposed changes?

3. Has the city performed any assessment on how this proposal could intensify suburban sprawl
and more farmland turned into subdivisions due to developers allocating their capital towards
financially viable projects?

4. Has the city performed an analysis of how the new height reduction (to 9M) and limiting GFA on
all buildings impacts the following initiatives that City Windsor has put forward in the last 4
years:

a. Affordable Housing initiatives
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Consolidated Agenda - Development & Heritage Standing Committee - June 6, 2022
Page 10 of 120



b. Incremental Development Workshop sponsored by City Windsor in Oct 2019 with its
main goal to incentivise building Missing Middle (This program was very valuable and
sparked a lot of interest in Missing Middle. The new zoning changes seem very
contradictory and against what the City itself has been promoting in the last 3 years)

¢. ADUs and requirements from Provincial Planning Statement to have 3 dwellings in 1 lot

d. Windsor Works - An Economic Development Strategy for the City's Future Growth

5. Has the City reviewed or considered what City of Ottawa has done to make their New Official
Plan more flexible to build Missing Middle? See Appendix 1 for Ottawa’s 613 Flats and the 6
building typologies they suggest for different infill lots.

In conclusion it is my opinion that the current proposal of reducing building height to 9M combined with
limiting GFA to 4300 SQF in all residential neighbourhoods will eliminate Missing Middle developments
which are the most affordable housing option available (either owning or renting). It also seems to go
against the urbanization trends we are seeing in cities all over Canada (Ottawa, Edmonton, Waterloo,
Guelph etc). Lastly it seems inconsistent with many initiatives that City Council has put forward in the
last 4 years. | hope that a major decision like this one will be thoroughly discussed before proceeding
with a significant change that will impact all new residential buildings in Windsor. Finally, my
recommendations to the Committee are:

1. To prepare a study on how the proposed zoning changes impact housing affordability

2. To engage builders, developers and housing providers in order to put forward a plan that
includes feedback from the industry. The average buyer or renter will not know how zoning
rules impact building costs and most likely will blame the builder or the landlord for the high
cost of their future home. The Committee should bring builders as housing providers in the
discussion to better understand the difficulties, challenges and increasing costs we are facing
daily on the building sector.

Sincerely,

Andi Shallvari, CPA

May 19, 2022 article from Windsor Star

https://windsorstar.com/news/erosion-of-housing-affordability-in-ontario-during-pandemic-worst-in-
five-decades
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Appendix 1: Ottawa’s 613 Flats
W
The “613 Flats” are a play on words to identify a
new type of residence that has six rooms in total,
one of them being a bathroom and three of them being bedrooms. The 613 Flats are homes
that could be built in established neighbourhoods to provide additional housing choice. They

increase housing options while respecting the required amenity space, trees, soft
landscaping and neighbourhood context.

613 Flats

Intensification.

These units support one of the New Official Plan’s primary goals of achieving more growth through
intensification than urban expansion. These units are meant to attract families and larger households to existing
neighbourhoods, where in the past they would find their housing needs satisfied mainly in new suburban
communities.

15 Minute Neighbourhoods.

6513 Flats support the goal of creating 15-minute neighbourhoods by adding new housing that fits within the
context of the neighbourhood. These new households will help support local businesses, schools and parks
within a short walk from their home. Living in a walkable neighbourhood with these amenities helps promote
better social, physical and mental health.

Trees and Landscaping.

The 613 flats designs will require trees and soft landscaping to contribute to the existing character of the street
and grow the City's urban tree canopy.

Flexibility.

These examples of 613 Flats are examples of how neighbourhoods could evolve. There could be many other
types of new homes through intensification. The New Official Plan sets the stage with high level policy to allow
these new forms of homes while providing flexibility in design and shape across different Transect and
neighbourhood needs.

New forms of homes will provide.

* more housing choice at affordable price points

* help City residents move into neighbourhoods that were not a viable choice due to the lack of inventory

+ provide greater housing choice for Ottawa residents across our many different and wonderful
neighbourhoods

Page 4 of 10
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613 FLATS

Typology #1: 18mx30m Lot

Typology #1 illustrates a new
housing wdea that could integrate
within the City's Neighbourhood
Designations to contribute to the
Official Plan's regeneration
objectves. Allowang a greater
number of units on an exsting lot
also addresses issues of housing
affordability. This option provides
four freehold urits which can each
accommaodate three bedrooms

IYPOLOGY BREAKDOWN
« This Typology is Suitabe for lots
* that are 18mX30m or more n
- - size
<9 @ = This Typclogy s dvided into four

freehold ownership units with
commaon Greulation easements

e Parking stalls are hidden from the
public realm, at grade under the

. 4 building footprint
1. Onginal Site 2. Lot Distribution o Eath ugﬂ r.on“al(wmm ndits

1A 0m 4 Invis Lots & Parking three bedrooms for a total area
of about 130sqm, per undt

« This Typology akso allows for the
possiility of an additional

65sq.m secondary dwelling units
,.“ at grade
& « This model would be most
N suitable in cases where creating 4
closer setback to the street is
appropeiate, such as Minor
Corridors, or where exsting
setbacks are semilar encugh
3. Built Form 4. Unit Dsstribution
Singée Building four Freehald Units

4 Official Plan ‘\
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W 613 FLATS

Typology #2: 18mx30m Lot

Typology #1 illustrates a new housing idea that
could integrate within the City"s Neighbourhood
Dresignations in order to contribute to the Official
Plan's regeneration objectives, Allowing a greater
number of units on an existing lot also addresses
issues of housing affordability. This new houwsing
option provides three freehold units along with a
corner retail'commercial unit to contribute to 15
minute neighbourhoods, Each residential unit can
accommodate three bedrooms.

TYPOLOGY BREAKDOWN

= This Typology s suitable for

-, cormer lots that are
1EmX30m or more in size

= This Typology & divided into

threa freehold ownership
i units with common
i el circulation easements
= Parking stalls are hidden
1. Criginal Site 2, Lot Distribution from the public realm, at
18m X 30m Cormer Lot 3 Private Lofs & Parking grade under the building
footprint
) = Each unit can @ocommodate
RN three bedrooms with two
-~ -, -~ units of 158sg.m. and one
4 e unit of 130sq.m.
‘ = % - « This Typalogy alsa allows for
My | =] . the possibility of a 65sg.m
B ~ k. . retail space at grade
" 4 L
3. Built Farm 4. Unit Distribution
Singla Building Three Freehold Units

+ Retall

4 Official Plan {\.
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m 613 FLATS

Typology #3: 15mx30m Lot

Typology #3 illustrates a new housing idea that
could integrate within the City’s Neighbourhood
Designation in order to contribute to the Official
Plan’s regeneration objectives, Allowing a greater
number of units on an existing lot ako addresses
issues of housing affordability. This new housing
option provides four freehold units. Each
residential unit can accommodate three
bedrooms.

TYPOLOGY BREAKDOWN

P « This Typology & suitable for
e lots that are 30mX30m or

‘\ more in size, or on lots that

are 15m>X30m

This Typology & divided into

four freehold ownership

units with common

circulation easements

1. Original Site 2. Lot Distribution . Parklng stalls are prawde_d at

30m X 30m Lot Two - 15m X 30m Lots Each Divided grade in the rear yard with

Into & Private Lots & Parking access along the side

e Each unit can accommodate
three bedrooms of about

p 121sg.m

N « This Typology also allows for
s the possibility of 37sq.m

secondary dwelling units in

each basement

-
&
.

3. Built Form 4. Unit Distribution
Two - 15m X 30m Lots Each Divided  Four Freehold Units/15X30m
Into 4 Private Lots & Parking Lot Elght New Units Total

—0 :)?ficial Plan {\
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|m 613 FLATS

Typology #4: 15mx30m Lot

Typology £4 illustrates a new housing idea that
could integrate within the City’s Meighbourhood
Dresignations to contribute to the Official Plan's
regeneration objectives, Allowing a greater
number of units on an existing lot alkso addresses
issues of housing affordability. This new housing
option provides six strata-units and two coach
houses. Each of the strata-units unit can
accommodate three bedrooms.

) TYPOLOGY BREAKDOWN
. % & v « This Typology is suitsble for
' i ( \ i lots that are 30mX30m or
¢ 15mX30m or more in size
;’?\ ™ “ | = This Typology is divided into
. - oy two lots, each with three
", strata-units and one coach
house
= Parking stalk are provided at
1. Original Site 7. Lot Distribution grade in the rear yard under
30m X 30m Lot Twio - 15m X 30m Lots Each Diided the coach house with aooes
Into 2 Private Lots & Parking glong the side

= Each lot can accommodate
one, three bedroom wnit of
121sg.m and two, two
bedroom units of T9sg.m.

= Thi Typology ako allows for

i the pessibility of a 44sq.m

. coach house on each lot, in

the raar yard

3, Built Farm 4, Unit Distribution
single Buldln?; Coach HouseMew Sk Strata Units + 2 Coach
Lot {2 bulldings) Houses’ 15X30m Lot

{16 New Unlts Total)

4 Oificial Plan {\.
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W

Typology #5: 12mx30m Lot

613 FLATS

Typology #5 illustrates a new housing idea
that could integrate within the City’s
Neighbourhood Designations in order to
contribute to the Official Plan’s regeneration
objectives. Allowing a greater number of units
on an existing lot also addresses issues of
housing affordability. This new housing option
provides three units that can each
accommodate three bedrooms.

TYPOLOGY BREAKDOWN

1. Original Site
12m X 30m Lot

2. Lot Distribution
Three Private Lots -

3. Built Form
Single Buiding

Mew
—. Official Plan
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4. Unit Distribution
Three Freehold Units

This Typology is suitable for
lots that are 12mX30m or
more in size

This Typology is divided into
three freehold lots with
common circulation
easaments

This typology does not allow
for parking on site

Each ot can accommodate
three, three bedroom units of
about 130sq.m

4

Page 17 of 120



m 613 FLATS

Typology #6: 9mx30m Lot

- Typology #6 illustrates a new housing idea

vl that could integrate within the City's
Neighbourhood Designation in order to
contribute to the Official Plan’s regeneration
objectives. Allowing a greater number of units
on an existing lot also addresses issues of
housing affordability. This new housing option
provides three units that can each
accommodate three bedrooms.

TYPOLOGY BREAKDOWN

P\ e This Typology is suitzble for
N lots that are 9mX30m or

& - mare in size
N\ « This Typology is divided into

_' | x 2 thres freehold lots with
common circulation

easements
« Thi typology does not aliow
1. Original Site 2. Lot Distribution for parking on site
Sm X 30m Lot Three Private Lots « Each ot can accommodate

three, three bedroom units of
about 121sq.m

3. Built Form 4. Unit Distribution
Single Buiding Three Freehold Units

__‘ Officil Plan ‘\
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3 houses of 10,125 SQF combined GFA are allowed
Total footprint of the 3 houses is 3,375 SQF and Lot coverage ratio is 45%
(each detached house has 3,375 sqf GFA)

Scenario 1
Exact same land size (75x100 feet) offers different outcomes

Lot 1: 25 x 100 feet Lot 2: 25 x 100 feet Lot 3: 25 x 100 feet

| Scenario 2
3 Townhouse project with GFA 5775 sqf exceeds 4300 Sqf
Total footprint of the 3 townhouses is 1,925 SQF and Lot coverage ratio is 25%
Lot Coverage of 25% does not meet new bylaw requirments

Lot 1: 25 x 100 feet Lot 2: 25 x 100 feet Lot 3: 25 x 100 feet

| Scenario 3

3 Townhouse project with GFA of 4300 Sqf is the most you can do
Total footprint of the 3 townhouses is 1,400 SQF and Lot coverage ratio is 18%

Maximum Lot Coverage of 18% will meet new bylaw requirments

Lot 1: 25 x 100 feet Lot 2: 25 x 100 feet Lot 3: 25 x 100 feet

Scenario 3.1
Green area represents the maximum building footprint allwed with new bylaw
Grey area represents lost building footprint from the current 45% lot coverage

Lot 1: 25 x 100 feet Lot 2: 25 x 100 feet Lot 3: 25 x 100 feet

Consolidated Agenda - Development & Heritage Standing Committee - June 6, 2022
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June 6, 2022
Development & Heritage Standing Committee
Item 7.3 — Revisions from Applicant

From: Alexander, Kevin <kalexander@citywindsor.ca>

Sent: June 2, 2022 9:39 AM

To: Ciacelli, Anna <aciacelli@citywindsor.ca>; Toldo, Beth <toldob@citywindsor.ca>
Subject: FW: S 65/2022_ 3885 and 0 Sandwich St.

On May 31, 2022, the applicant provided a revised Parking Justification Report and Traffic Impact Study
to further support a reduction in required parking for Official Plan and Zoning By-law amendments
regarding the proposed Combined Use Building located at 3885 and 0 Sandwich Street. The attached
studies include revisions to the reports identified as Appendix ‘N’ and ‘O’ of Report S 65/2022.

Generally, the changes include the following which do not have any bearing on the recommendations
of Report S 65/2022.

Parking Justification Report

=  On page 4 under Proposed Condition the amount of commercial area is corrected from 2900 ft?
to 6697 ft2.

= Revisions are included on page 5 regarding addressing Zoning By-law 8600 related to required
parking spaces. The additions discuss how the site is serviced by Transit and other alternative
modes of transportation (biking and walking), which encourages resident’s and visitors to use
alternative modes of transportation other than automobile use.

= Revisions also discuss how car share spaces will be provided and that there is a reduction in the
demand for commercial spaces in the evening, which will allow residents to use their spaces
upon mutual agreement between residents and commercial units.

= The last paragraph of Pages 5 to 7 discuss Parking demand based on the Institution of
Transportation Engineering (ITE) and how the number of parking spaces is calculated based on
the ITE manual and how if this methodology is considered that actually deficient number of
parking spaces is only 15.

Traffic Impact Study
= On page 2 under Proposed Development the amount of commercial area is corrected from 2900
ft? to 6697 ft°.
= The traffic analysis was revised to include the trips from the new proposal; there is a relatively
small increase in trip generation due to the changes from the original proposal. The conclusions
remain that no off-site changes are required to accommodate this development.
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3885 SANDWICH STREET DEVELOPMENT PARKING STUDY

1. INTRODUCTION
1.1 Background

Baird AE has been retained to prepare a Parking Study in support of the site plan
application for the proposed mix-use high-rise development on Sandwich Street in City of
Windsor. The land is currently zoned as Commercial District (CD) per the City of Windsor’s

planning department.

The purpose of the study is to determine the adequacy of parking supply to meet the
requirements of the proposed development. The site currently consists of grass and gravel

section.

The proposed development location is shown in Exhibit 1 below.

PROPOSED

/ DEVELOPMENT

Exhibit 1 - Location Plan

1.2 Development Proposal

The development is 0.67ha in size which will consist of new high-rise building with retail
section on ground floor, parking spaces and landscape area. The site is bounded by
Chappell Avenue to the south, Sandwich Street to the west, and residential development

to the north and east.

The new building is 11-Storey high consist of parking space and retail store of 6697 ft2
(622.17m?) in size on ground floor and 150 residential units with 70 single bedrooms units

and 80 double bedroom units on all other floors.

BAIRD|
- architecture + engineering
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3885 SANDWICH STREET DEVELOPMENT PARKING STUDY

2.0 EXISTING CONDITIONS

2.1 Road Network Characteristics

The existing road network and lane configuration are described in Table 1. To avoid
confusion in the road network direction, it is assumed that Sandwich Street runs in an east-
west fashion.

Table 1: Roadway

Component Sandwich Street Chappell Avenue
Direction East-West North-South
Speed limits 50 km/h 50 km/h
Cycling Facilities No No
On-Street Parking No Yes

The subject development is located in the western part of the city with transit services within
the study area. These transit buses provide residents and visitors to travel to/from urban

center and then to all parts of the city.

2.2 Existing Parking Areas

As shown in City of Windsor parking map (Appendix A), a substantial amount of existing
parking is located within the vicinity of the development. Chappell Avenue is two-way
streets with an urban cross-section and on-street parking is allowed on one side with no

restriction at all times. Whereas, no on-street parking is available on Sandwich Street.

Based on aerial image, approximately 12 stalls are available at Chappell Avenue for

resident and visitor use. Exhibit 2 shows the location of the parking.
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3885 SANDWICH STREET DEVELOPMENT PARKING STUDY

Exhibit 2 — Parking Stalls

2.3 Future Parking Areas

Based on City of Windsor reconstruction plan of Sandwich Street, approximately 8 new

stalls will be available on Sandwich Street in front of development. Exhibit 3 shows the
location of the parking.

Exhibit 3 — Future Parking Stalls
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3885 SANDWICH STREET DEVELOPMENT PARKING STUDY

3.0 PROPOSED CONDITION

The proposed development will include new 11-storey apartment building, commercial area
of 6697 ft2 on ground floor, asphalt parking area and landscape area. The following table
provides the breakdown of provided parking spaces in site plan. A detailed site plan is
provided in the Appendix A.

Table 2: Parking Spaces and Location

. Lost
P Area / Units Proposed .
No Description Spaces Space | Location
1 Resident Parking 150 134 None surface
2 Retail parking 6.6k sq.ft 22 None surface
Total Spaces 156

3.1 City of Windsor By-law Section 8600-CD 2.1

The proposed development falls within the City of Windsor Zoning By-Law 8600-CD2.1
(Zone Map 4) Commercial District.

As outlined in the City of Windsor by-law (table 24.20.5.1), the parking requirement for
combine use building is 1.25 space per 1 dwelling. Further, the convenient store required
1 space for 22.5 sq.m. The required number of parking spaces for the development is

provided in the Table 3 and details are provided in Appendix B.

Table 3: Minimum Parking Requirement (By-Law)

Land use Levels Parking Area/ Parking Parking | Surplus
Rate Units Required | Provided | /Deficit
. 1.25 space
Mult|-§torey 10 per 1 150 187
Resident Levels .
dwelling
Retail Store 1 level 1 Space [z)er 6,697sq.ft 29 156 (60)
22.5m .
Total 216

The total required parking spaces is 216 spaces based on the City’s By-Law standards and
assumptions. There is a deficit of 60 spaces. Additional 20+ street parking is available on

the street of Sandwich Street and Chappell Avenue.
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3885 SANDWICH STREET DEVELOPMENT PARKING STUDY

The site is well-located for travel by transit, walking and cycling alternative as alternative
to driving. The site is located on Sandwich Street connecting between west Windsor and
downtown. Bus route 8 has no transit stop within 150m of development but a new transit
stops within vicinity of development encourage resident and visitors to use transit and
bicycles and as other mode of transportation. This measure will promote City of Windsor
Transportation Demand Management (TDM) strategies for a safe, secure, green, innovative
and integrated transportation system which promote transit and bicycle network facilities.
Deficit in parking spaces will encourage resident and visitors to use bicycles and transit as

other mode of transportation.

A sandwich Street improvement as shown in Exhibit 3 support bicycles route with several

other elements improvement.

Also, applicant intend to provide car share spaces in the development to support resident
population and commercial traffic. There are 22 spaces for commercial use. A reduction in
parking demand for commercial space after 6:00pm will help resident population to use

their spaces upon mutual agreement between resident and commercial units.

A parking relief is requested for the development based on City of Windsor by-law
amendment (130-2017) which states 1 space for each dwelling unit. Further, these TDM
measures that have been incorporated into proposal will serve to encourage travel options

by transit, walking and cycling for resident.

There is more reduced parking demand as discussed in the following section of this report.

3.2 Parking Demand Rate Based on ITE

The development is investigated using the Institution of Transportation Engineering (ITE)
Parking Generation, 5th Edition. The number of parking spots required for the development
is calculated using the ITE Manual land use types ITE 222 (Multifamily — High Rise), ITE
814 (variety store), and ITE 851 (convenient market). The provided spaces are shown in

Table 3, and details are provided in Appendix B.
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Table 3: Minimum Parking Requirement (ITE Parking Manual)

Average . . . .
Land use Units ITE Parking Park!ng Park_mg Deficit
Rate Required | Provided | /Surplus
Apartment | 456 jnits | 222 0.98 147
Buildings
Convenience | 5 g, 851 5.44 21
Store
| 156 (15)
Variety Store | 2,900sq.ft 814 1.13 3
Total 171

Based on the ITE Manual, the required number of residential parking spaces is 180. The

number of parking stalls provided is 156 spaces, the deficit of 15 spaces.

As discussed in Section 3.1, the applicant intends to support share parking between
commercial and residential users. The commercial use is to serve a small retail and
convenience store and should not create additional parking demand in the evening and on

weekends when residential parking peaks.

It is noted that the development has 70 single bedroom apartment units which will create
maximum parking requirement at 1:1 ratio (1 bedroom / 1 parking space). We believe this
ratio will be mostly probably less. Further, additional 20 plus street parking is available on

the street of Sandwich Street and Chappell Avenue to mitigate deficit parking requirements.

3.0 CONCLUSION

This parking justification has been undertaken in accordance with City requirements in
order to support Official Plan Amendment, Zoning By-law amendment and Site Plan

applications for the site. Following are the findings and are as follows:

The development is well located for travel by transit and active transportation. The
development is mix of commercial and residential use that make mostly trips by walking
and by cycling. In addition, there are sidewalk on the nearby roadways and future options

for cycling in the area as shown Exhibit 3.
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The development promotes City of Windsor TDM strategies that increase the capacity of
our existing transportation system. Further, the applicant intends to support share parking
between commercial and residential users. Therefore, we believe the available existing
and provided parking spaces are satisfactory to meet the City’s by-law. Further, there is

more reduced parking demand based on ITE Parking Manual.

We, therefore, anticipate no further changes to parking spaces will be required.

All of which is respectfully submitted.

BAIRD AE INC.
27 PRINCESS STREET, UNIT 102
LEAMINGTON, ONTARIO N8H 2X8

Shurjeel Tunio, P.Eng.
Senior Project Manager
Baird AE
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