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1.0 INTRODUCTION
I have been retained by the owner/applicant, 2811035 Ontario Inc., to provide a land use Planning
Rationale Report (PRR) in support of a proposed residential development located at 1913, 1925
and 1949 Devonshire Court (herein the “Site”) in the City of Windsor, Ontario.
Further to the PRR dated October 31, 2021, the purpose of this report is to provide additional
information requested by the City of Windsor Staff as it pertaines to additional support studies.
The Site is currently vacant. It is proposed to construct a 4-storey freehold multiple dwelling with
a total of 23 residential units. Parking, bicycle storage, and loading are provided on-site. Access
to the parking area will be from an existing alley.

2.0

SITE

The Site is owned by 2811035 Ontario Inc. and made up of three (3) parcels located on the south
side of Devonshire Court and the east side of Kildare Road (see Figures 1 – Site Location).
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Figure 1 – Site Location (Source: City of Windsor GIS - area in red)

The Site subject to the proposed development consists of a total area of 2,152.4m2, with 35.1m
of lot width along Devonshire Court and an irregular lot depth of 46.33m along Kildare Road and
52.43m along the alley.
The property has access to municipal water, storm and sanitary services.

3.0 DEVELOPMENT PROPOSAL
It is proposed to construct a four (4) storey building with twenty-three (23) residential units. The
building is considered a multiple dwelling. The units are proposed to be freehold. Parking is
located on-site.
A Concept Plan has been prepared (see Figure 2a – Concept Plan).

Figure 2a – Concept Plan
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A revised elevation has been prepared as part of the concept plan (see Figure 2b – Elevation).

Figure 2b – Elevation

The zoning for the Site is proposed to be changed from Residential District 1.1 (RD1.1) category
to a site specific Residential District 3.1 (RD3.1 - S.20(1)(XXX)) category as shown on Map 7 of
the City of Windsor Zoning By-Law (ZBL).
In addition to the change in zoning for the permitted use of a multiple dwellings, the proposed
development will comply with all zone provisions set out in the RD3.1 Zone except for the
following, which requires site specific relief.
Exemption from the provisions of Interim Control By-law 103/2020 is also requested.
Once the ZBA has been approved, the applicant will proceed with a Site Plan Control (SPC)
application in order to complete the detailed design requirements, then Draft Plan of
Condominium in order to create the freehold units.
A building permit will also be required prior to any construction or site alterations.

4.0 SUPPORTING STUDIES
The following additional studies have been prepared to support the application.

Heritage Study
A revised Built Heritage Impact Study (BHIS) was prepared by MacNaughton Hermsen Britton
Clarkson Planning Limited (MHBC), dated February 3, 2022.
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The BHIS assessed the following, using the revised elevation:
•
•
•
•
•
•

Identify the Cultural Heritage Resource
Research on Design/Physical and Historical/Associative and Contextual Values
Policy Context
Proposed Site Changes/Development and Impact to the Cultural Heritage
Resource
Options for Mitigation and Alternatives
Recommended Conservation Strategy

The report concluded that the proposed development will have no negative impacts on nearby
heritage properties or the Walkerville Heritage Area. With no anticipated impacts, no mitigation
measures or conservation measures are recommended.
Further, this report has concluded that the proposed development will result in an improved
aesthetic of the vacant properties as well as Devonshire Park.

Shadow Study
A Shadow analysis has been prepared by ADA Inc. Architects.
The analysis provides for 4 seasons.
For the spring, summer and autumn equinox minimal to no shadow is cast on any of the heritage
properties. The winter equinox illustrates some shadowing on the heritage properties on
Devonshire Ct during the morning, approximately 9:30am to 10:30am. Given this is a short period
of time, the building is not anticipated to create excessive shadows that would negatively impact
the heritage resources. There are also late afternoon shadows cast on Devonshire Park, however,
they are only on a portion of the park for brief periods of time and would not negatively impact any
heritage attributes associated with the park.
The study has also been included in the above noted BHIS. Refer to Appendix E for the study.

5.0

REVIEW OF COMMENTS

A review of comments received to date from the City of Windsor Staff, as part of application
consultation, have been reviewed.
The following provides a summary of the key items that require a response.
Item

Comments

Response

Canada Post

Provide centralized mail facility

Owner agrees

Devonshire Court, Windsor, Ontario

5

Item

Comments

Response

Building Dept.

Obtain a building permit

Owner agrees

Engineering

Use existing sewers.

Owner agrees

SWM plan required.
Street Opening permit required.
Redundant curb cuts and sidewalks shall be
removed and restored.
Drain and re-pave the alley abutting the property.
Existing fence encroachment in the R-O-W of
Kildare Road and Devonshire Court to be removed.
Properties to merge.
Heritage

Provide visual contextual analysis with surrounding A revised BHIS has
Walkerville neighbourhood properties in order to been provided
demonstrate compatibility with common datum
regulating lines and floor to height ratios of
surrounding heritage buildings.

Landscape
Architect/Urban
Design

Shadow Impact Study required.
Proposed benches along Devonshire Court.

A study has been
provided.

Additional
requirements can
Definition
between
parkland
and
private be addressed as
part of the Site Plan
development.
Control
review
Additional landscaping and landscaping transition.
process.

Site furnishings.

Tree preservation.
Parkland dedication fees.
Parks
Development

Tree preservation.
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The owner agrees
to
parkland
dedication fees.
The Owner will
agree to protect
existing trees that
are located on
surrounding lots.
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6.0

CONCLUSION

In summary, it would be appropriate for the City of Windsor to approve the ZBA to permit the
proposed development on the Site as it is appropriate for infilling and will offer residential in an
area of mixed uses.
The Site will provide for a new housing choice in an existing built-up area, which is an example of
“Missing Middle”, while respecting the existing built heritage resources within the Walkerville
Heritage Area.
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