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1.0 INTRODUCTION 
This Functional Servicing Report (‘FSR’) has been prepared to support a Zoning Bylaw Amendment (‘ZBA’) 
application for a portion of the property municipally known as 455 Kennedy Dr. W. in Windsor, Ontario 
(referred to as ‘the Site’). This report has been prepared on behalf of the applicant, The Corporation of the 
City of Windsor (or ‘the City’) to outline the servicing strategy, including supporting studies and related 
information for the transportation, sanitary, stormwater management, and watermain servicing for the site. 

The site encompasses approximately 0.54 ha and is situated within the Roseland Golf Club property, as 
illustrated in Figure 1 below. Upon ultimate build-out, the proposed development will consist of a four-storey 
multi-residential building containing 48 dwelling units, supported by both at-grade and below-grade parking 
facilities. A conceptual site plan illustrating the proposed layout is provided in Appendix A. 

 

Figure 1: Site Location 

The subject property is currently occupied by the Roseland Golf & Curling Club; however, the existing 
structure is scheduled for demolition in early 2026 as part of the City of Windsor’s Servicing Redistribution 
and Clubhouse Decommissioning and Demolition project. Following demolition, the facility will be rebranded 
as the “Roseland Golf Club”. A new clubhouse facility is slated for construction south of the current footprint, 
with site servicing for the new building being established concurrently with the decommissioning project this 
year.  

1.1 REFERENCE DOCUMENTS 
The following documents and drawings were referenced when completing this study:  

 City of Windsor Development Manual (City of Windsor, 2015); 
 MappMyCity Sewer Mapping (City of Windsor);  
 Design Criteria for Environmental Compliance Approval (MECP, 2023); 
 Windsor/Essex Region Stormwater Management Standards Manual (WERSMSM, 2018); and 
 Roseland Golf – Servicing Redistribution and Clubhouse Decommissioning and Demolition (Dillon 

2025) 
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2.0 TRANSPORTATION SERVICING  
2.1 EXISTING CONDITIONS 
Existing access to the subject property is currently provided via two entrance points on Kennedy Drive West. 
The primary easterly entrance is situated at the intersection with McGregor Boulevard, which currently 
operates as a four-way stop-controlled intersection. The existing parking facilities consist of approximately 
211 stalls, serviced by internal drive aisles with a minimum width of 7.0 meters.  

2.2 PROPOSED ROADWAYS 
The proposed development strategy maintains two access points off Kennedy Drive for the Roseland Golf 
Club parking facilities. To ensure a clear separation of traffic, a dedicated residential entrance will be 
established at the McGregor Boulevard intersection, providing exclusive access to the multi-residential 
building and its associated parking. This residential component will provide a total of 85 parking stalls, 
comprising 14 at-grade spaces and 71 below-grade spaces. The pavement structure will be consistent with 
geotechnical recommendations and will be provided during detailed design. 
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3.0 SANITARY SERVICING 
3.1 EXISTING CONDITIONS 
Currently, there is a 1050mm diameter trunk sanitary sewer located within the Kennedy Drive right-of-way, 
which conveys flows westward via gravity. Under the City’s Servicing Redistribution and Clubhouse 
Decommissioning and Demolition project, the existing sanitary service for the Roseland Golf & Curling Club 
will be abandoned. In its place, a new 200mm diameter sanitary service is slated for installation, connecting 
to the trunk sewer on Kennedy Drive and extending southward to provide a dedicated connection for the 
future clubhouse facility. Servicing for the existing Roseland Golf Club Pro Shop, Snack Building, and 
Maintenance Building is currently provided by a 125mm diameter sanitary service located south of the site, 
which outlets to the trunk sewer on Kennedy Drive East, external to the site boundaries. 

3.2 PROPOSED SANITARY SERVICING 
Under proposed conditions the site will accommodate 48 residential units. Utilizing a density of three (3) 
persons per unit (PPU), the anticipated equivalent population is 144 persons. The current Roseland Golf & 
Curling Club has an occupant capacity of 1123 people, while the future clubhouse is expected to have an 
occupant capacity of 450 people based on the proposed building area shown in Appendix A. This 
redistribution results in a residual capacity of 529 people within the original servicing allocation. 
Consequently, the net change in sanitary demand is negligible, and the proposed development is not 
expected to adversely affect the capacity of the existing 1050mm trunk sewer.  

The connection to the existing sewer on Kennedy Drive allows for adequate cover of the proposed sanitary 
service. It is recommended that all serviced buildings install sewage ejector pumps to provide a hydraulic 
break between the sewer and the building.  

The future detailed design of the sanitary sewers and services are to be consistent with the requirements of 
the Ontario Building Code. 
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4.0 STORMWATER SERVICING 
4.1 EXISTING CONDITIONS 
There are two parallel municipal storm sewers within the Kennedy Drive right-of-way: a 2100mm diameter 
storm sewer situated along the south boulevard and a 250mm diameter storm sewer along the north 
boulevard. Both systems convey flows westward via gravity, ultimately discharging into the Lennon Drain 
further downstream. 

The open channel Lennon Drain currently traverses the Roseland Golf Course to the south of the site. Existing 
drainage for the Roseland Golf & Curling Club parking lot is currently managed via a private network of catch 
basins and leads that outlet directly into the Lennon Drain within the subject property through a private storm 
sewer network ranging in size from 200mm to 300mm in diameter. The original design records are provided 
in Appendix B. 

4.2 PROPOSED STORM SERVICING 
There is a catch basin located within the development limits which will need to be relocated to accommodate 
the proposed site configuration. As shown on the original design records in Appendix B, the highlighted 
existing 300mm diameter outlet pipe governs the system outflow into the Lennon Drain. A combination of 
aboveground and underground storage will be required to maintain the existing outlet pipe capacity. 

The proposed building and future parking lot will be serviced through a new storm sewer network constructed 
within the proposed development and sized to accommodate a 1:5-year storm event. An internal pumping 
system will be required to lift drainage from the underground parking into the storm sewer system. A 
backflow prevention device is recommended at the outlet into the Lennon Drain to protect the proposed 
development from high water levels in the open drainage system.  

During detail design, the impact of tailwater conditions will be considered to understand the required 
quantity control and governing water levels on the site. It is recommended that stormwater quality control 
be provided through an Oil and Grit Separator (OGS) unit to 70% TSS.  

A comprehensive grading plan is to be developed during the detailed design phase to further evaluate on-site 
surface storage and overland flow routing for the site. To mitigate the risk of flooding during extreme storm 
events, the minimum finished floor elevation (FFE) for the multi-residential building shall be established of at 
least 0.30m above the higher of either the 100-year high-water level (HWL) of the Lennon Drain or the 
proposed 100-year HWL for the site surface ponding. This vertical separation is to be verified and refined 
through further analysis at the final design stage.  

A Geotechnical Investigation is required to establish the localized groundwater table elevation, which is a 
critical design constraint for the underground parking facility.   
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5.0 WATERMAIN SERVICING 
5.1 EXISTING CONDITIONS 
There is an existing 200mm diameter watermain situated along the north boulevard of Kennedy Drive.  The 
subject property is currently served by a 100mm diameter water service, which is schedule for abandonment 
as part of the City’s Servicing Redistribution and Clubhouse Decommissioning and Demolition project. Under 
this project, the existing service will be superseded by two new watermains – 150mm and 100mm in 
diameter, respectively – to provide dedicated domestic and fire protection services to the future clubhouse, 
maintenance facility, snack building, and pro shop.  

5.2 PROPOSED WATERMAIN SERVICING 
Watermain servicing to the proposed multi-residential building will be from the 200mm diameter watermain 
on Kennedy Drive. Pressor and/or flow testing may need to be completed during detailed design. 

The detailed design of the watermain is to be consistent with the requirements of Windsor Utility 
Commissions (W.U.C.) and the Ontario Building Code (OBC). The detailed design process will be coordinated 
with W.U.C.  
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6.0 UTILITIES 
6.1 GAS 
There is a 4” gas main that runs along the north side of Kennedy Drive. Future coordination with Enbridge will 
be required during detailed design. 

6.2 BELL 
Existing Bell service is provided to the property from the south of the site. Future coordination with Bell will 
be required during detailed design. 

6.3 COGECO 
Cogeco has both fibre and coax service available along Kennedy Drive. Future coordination with Cogeco will 
be required during detailed design. 

6.4 MNSI 
MNSi has an aerial plant on Enwin poles along Kennedy Drive. Future coordination with MNSi will be required 
during detailed design. 

6.5 ENWIN 
Enwin has primary and secondary hydro located along Kennedy Drive. There is existing three-phase hydro 
that enters onto the property. Future coordination with Enwin will be required during detailed design. 
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7.0 CONCLUSIONS 
This FSR presents a site servicing strategy for the proposed development that addresses the requirements of 
the applicable regulatory agencies and provides the basis for detailed servicing design.  

We trust this report sufficiently addresses the site servicing requirements and allows for approval of the ZBA 
application. Should there be any questions or comments, please feel free to contact the undersigned.  

Sincerely,  

Counterpoint Land Development by Dillon Consulting Limited 

                                       

 

Kailee Dickson, P.Eng    Ryan Langlois, P.Eng 
Project Engineer     Water Resources Engineer 
Email: kdickson@dillon.ca   Email: rlanglois@dillon.ca  

 

 

 

 

 

 

 

Terms of Use 

This Report was prepared by Counterpoint Engineering Inc. for the exclusive use of the ‘Client’ and in accordance with the Terms and 

Conditions set out in the Agreement between Counterpoint Engineering Inc. and said Client. The material contained in this Report 
and all information relating to this activity reflect Counterpoint Engineering’s assessment based on the information made available 

at the time of preparation of this report and do not take into account any subsequent changes that may have occurred thereafter. It 
should be noted that the information included in this report and data provided to Counterpoint Engineering has not been 

independently verified. Counterpoint Engineering Inc. represents that it has performed services hereunder with a degree of care, skill, 
and diligence normally provided by similarly-situated professionals in the performance of such services in respect of projects of 

similar nature at the time and place those services were rendered. Counterpoint Engineering Inc. disclaims all warranties, or any 
other representations, or conditions, either expressed or implied. With the exception of any designated ‘Approving Authorities’ to 
whom this report was submitted to for approval by Counterpoint Engineering Inc., any reliance on this document by a third party is 

strictly prohibited without written permission from Counterpoint Engineering Inc. Counterpoint Engineering Inc. accepts no 
responsibility for damages, if any, suffered by a third party as a result of decisions made or actions based on this Report. 
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APPENDIX A 
CONCEPT PLAN 
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