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Executive Summary
Windsor’s Official Plan Update project is framed around the theme of, “Looking Back, Moving
Forward, Advancing Windsor’s Vision.” The Looking Back phase of the work is characterized
by a series of research and analysis that is intended to identify, describe and discuss the existing
conditions, trends, and known challenges that face the City. This report presents a review of
the current built form aspects of the City of Windsor, from a policy perspective, to seek ways of
addressing the future built form needs of Windsor. The resulting discussion of issues will lead
to policies in the Official Plan which will be supportive of sustainable city-building for Windsor.
The following information was collected for this Looking Back Summary Report:
 Windsor Community Strategic Plan;
 Bill 51, Planning and Conservation Land Statute Law Amendment Act;
 Strong Communities (Planning Amendment) Act;
 Provincial Policy Statement; and,
 Windsor Official Plan.
In addition to planning issues identified through the review of the above information, the Built
Form Team which prepared this report has identified issues in three major areas: culture,
heritage, and urban design.
Generally, it was found that the majority of changes needed for the Official Plan are those
which arise from the new Province-led planning system and the requirement for Windsor to “be
consistent with” this framework.
A summary of issues identified through the review of the PPS, legislation, and other
background reports is identified in the table below (refer to Section 3 of the report for a full
discussion of each policy issue). The table also identifies the key points to be addressed through
the Official Plan Update.
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Summary of Issues and Policy Gaps
Issue
Growth and
Urban Structure

Specific Concern / Policy Gap
a.

New PPS requirements
must be supported by
further detailed study

b.

Viability of lands for
settlement area expansion
must be maintained
City must be the focus of
growth
Discouraging ‘leap frog’
development
Urban expansions require
comprehensive review
Densities for new housing
promoting efficient use of
land, resources, etc.
Densities for new housing
promoting transitsupportiveness

c.
d.
e.
f.

g.

h.
i.

Intensification

Energy efficiency though
urban structure
Energy efficient Plans of
Subdivision

j.

Protection of employment
areas

k.

Dedications through Plans
of Subdivision

a.

Intensification as a primary
tool for growth
management

b.

All forms of intensification
must be permitted
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Key Points to be Addressed Through Official Plan Update
It is imperative that the City conduct an “on-the-ground”
intensification study, as a separate exercise to inform the Official
Plan update project, in order to fulfill PPS and Ministry of
Municipal Affairs and Housing requirements for the Official Plan
update
Ensure that undeveloped lands which are adjacent to
existing built-up areas, or lands on the periphery of urban
boundaries are reserved for future development
Plan to recognize that Windsor is a focus of growth for
southwest Ontario
New development must occur adjacent to the existing builtup area
New Official Plan to reflect that the PPS restricts settlement
area expansions to comprehensive Official Plan reviews
Windsor must recognize that it needs to encourage new
development to be built at higher densities than before
Development should be encouraged that provides for
alternative transportation modes such as walking, cycling,
and public transit; minimum densities must also lead to
development that provides for travel choices other than the
car.
Encourage an urban form that reduces the need to use
energy to conduct daily life (e.g. green building design)
Plan of Subdivision policies to encourage energy efficiency in
subdivision design; further study may be needed if City to
require energy study as a condition of approval
OP policies to provide criteria for redesignation of
employment lands; OP policies to exclude “retail” from
definition of employment areas
OP policies to identify that pedestrian paths, bicycle paths,
and public transit rights-of-way are eligible for dedication to
the City
Windsor must consider that intensification and
redevelopment within its existing built-up area is a realistic
and achievable goal, which needs to be supported by
municipal policy
Support and encourage brownfield redevelopment, buildingout of vacant/underutilized lands, in-fill development, and
expansion/conversion of existing buildings; applies to
residential and non-residential development
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Issue

Specific Concern / Policy Gap

Key Points to be Addressed Through Official Plan Update

c.

Intensification and
Greenfield development
occur concurrently
As-of-right Second Unit
policies

Include policies addressing phasing to ensure specified
targets for intensification and redevelopment are achieved

e.

Reduction of cash-in-lieu of
parkland

OP to state new permission for reduction of cash-in-lieu for
intensification; OP to identify sustainability criteria and how
the reduction is quantified

a.

Urban design guidelines in
the Official Plan
Grandfathering of existing
development which would
be exempt from design
guidelines
Implementation of urban
design controls

Include built form policies in the Official Plan, prepared by a
qualified urban designer
Relieve existing development of the new built form policies
which would be onerous to implement

d.

Urban Design

b.

c.

Heritage and
Culture
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d.

Implementation of
streetscape elements

e.

Minimum and maximum
densities and height

f.

Conditions to be imposed
on zoning

g.

Plan for distinctive
neighbourhoods

h.

Implementation of
accessibility improvements

a.

Adaptive re-use of heritage
buildings
Recognition of the
forthcoming Cultural
Master Plan
Fostering a “creative city”
that attracts creative people
and entrepreneurs, with
cultural facilities in all
neighbourhoods
Promotion of cultural
tourism

b.

c.

d.
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Take advantage of the new permission in the Planning Act
and provide for second units

OP to refer to urban design policies being applied to Site
Plan approvals; City to update Site Plan By-law regarding
application of urban design
OP to refer to streetscape design policies being applied for
Site Plan approvals; City to update Site Plan By-law
regarding application of urban design
If appropriate, the city should consider establishing height
and density policies; consider policies establishing a
minimum density for industrial or employment areas; further
study is required to ensure defensibility
If the City wishes to implement new conditions on zoning,
then it must have policies in the Official Plan detailing the
nature of these conditions and how they will be imposed;
further study is required to ensure defensibility
Policies which encourage the City to develop as a city of
neighbourhoods; follow-up program is required to complete
this initiative.
OP to update Site Plan policies regarding design for
accessibility
Policies encouraging the City to utilize existing heritage
structures before constructing new
The revised Official Plan polices should make reference to
the upcoming Cultural Master plan
Promote / support cultural facilities in both existing
neighbourhoods and greenfield neighbourhoods; recognize
that facilities can be hubs for program delivery and cultural
exchange
On-going support for heritage preservation; policies
promoting public art linked back to Cultural Master Plan
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It has been noted that the following further major study needs to be conducted in order to feed
into the Official Plan Update project:


A detailed study of intensification opportunities, meeting the standards of the Provincial
Policy Statement, is required to meet Ministry requirements for the Official Plan.

It has been noted that the following supporting studies should be conducted in order to feed
into the Official Plan Update project:






For additional urban design guidelines to be incorporated in the plan, these design
guidelines need to be prepared by a qualified Urban Designer applying design
precedents from Windsor and other jurisdictions;
If certain minimum and maximum height and density polices are to be provided, further
study of residential and employment density would be required to ensure that these
policies are defensible; and,
If the City wishes to implement new conditions on zoning, further study is required to
define the appropriate conditions to be applied to zoning approvals and ensure that
these polices are defensible.

The next step in the process will be to consolidate all the issues into a single Issues Synthesis
Discussion Report. This will complete the Looking Back phase of the work. The City will then
proceed with the Moving Forward phase of work (aligning the City’s approach to addressing
the issues with the Community Strategic Plan, stakeholder consultation, and documenting
specific changes to the City’s Official Plan). Through the last stage, the Advancing Vision phase
of work, the revised Official Plan will be prepared for Council adoption and approval by the
Ministry of Municipal Affairs and Housing, with additional public consultation contemplated.
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1.0 Introduction
The City of Windsor is at a critical crossroads in planning or its future. The economy is
changing. The environment is changing. The people are changing. The shape of development is
changing. With change comes a degree of uncertainty but also, and more importantly,
opportunity.

1.1

Official Plan Update

As the City changes, so must it’s Official Plan, which is the primary document for managing
change and guiding growth. The policies of the Official Plan direct the use of land, establish a
framework for orderly development, stimulate revitalization, promote economic development,
encourage efficient transportation and ensure a healthy environment, all in order to provide a
high quality of life for current and future members of the Windsor community.
Since the adoption of the last Official Plan, the Province of Ontario has issued a new Provincial
Policy Statement for land use planning and the City has initiated the updating of its Strategic
Plan. The Province has also amended the Planning Act twice, through the Strong Communities
(Planning Amendment) Act and the Planning and Conservation Land Statute Law Amendment Act.
These will be the key drivers for change in the City’s Official Plan; however, major trends and
current challenges of local significance will be considered, which will also help update the
Official Plan. The Official Plan must also have regard for and integrate the work of other major
exercises, such as the Environmental Master Plan, Transit Master Plan, Long-Range
Transportation Plan, and Annexed Area Master Plan.

1.2

Official Plan “Looking Back Summary Reports”

Windsor’s Official Plan Update project is framed around the theme of, “Looking Back, Moving
Forward, Advancing Windsor’s Vision.”
The Looking Back phase of the work is characterized by a series of research and analysis that is
intended to identify, describe and discuss the existing conditions, trends, and known challenges
that face the City. This information is available chiefly through a variety of previous studies
and a review of recent legislative changes, but will also be supplemented by discussions with
stakeholders, statistical analysis, and field surveys, as needed.
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The Looking Back phase of the work has been designed to culminate with the release of a series
of reports covering key topics related to the current situation of the City of Windsor, the
changes to which it must respond immediately, and longer term trends which must be
addressed through planning. The preparation of each report has been undertaken by a team
comprising both consultants and City representatives, focussed on their topic. The topics and
related reports are:









Looking Back Report – Legislation, discusses the legislative changes by the Province, and
addresses those broad legislative changes which are not specific to the individual topics
listed here;
Looking Back Report – Social Conditions, discusses demographics and social trends;
Looking Back Report – Economic Conditions, discusses economic changes and trends, both
locally and globally;
Looking Back Report – Environment, discusses the natural environment, environmental
stewardship and conservation;
Looking Back Report – Built Form, discusses development, urban growth patterns, and
physical city-building;
Looking Back Report – Infrastructure, discusses servicing needs and requirements from a
policy perspective; and,
Looking Back Report – Transportation, discusses automobile, pedestrian, cycling, and
transit modes of travel, as well as the needs of the airport.

More about this specific Looking Back Summary Report is provided in Subsection 1.3 below.
Following the completion of the Looking Back phase of work, the City will proceed with the
Moving Forward and Advancing Vision phases of work. These following phases of work
include documenting specific changes to the City’s Official Plan, public consultation, and
preparing the revised Official Plan for Council adoption and approval by the Ministry of
Municipal Affairs and Housing.

1.3

About the Built Form Looking Back Summary Report

Built form shapes all aspects of a city’s image. At the site-specific scale, built form creates
spatial relationships between individual buildings and people. At the neighbourhood scale,
built form provides sense of place and character. At the city wide scale, built form translates
into growth patterns of compact urban form or sprawl. And at the city fringes, there are
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relationships between the built form and the adjacent rural landscape. Built form also
influences the other elements of city-building, such as open space, transportation, and the
environment. Furthermore, built form is an expression of human culture, through specific built
elements (such as historic buildings and “cultural landscapes”) and through facilities which
encourage culture (such as museums and theatres). In cities across Canada and in Windsor,
there is an emerging emphasis on built form and its relationship to the people and elements that
make a sustainable city. The types of built form appropriate for our changing society are also
evolving, from traditional suburban homes to medium- and high-density “niche” housing, as
well as a variety of commercial and industrial buildings and uses. There is also growing
interest in revitalizing and redevelopment of a range of lands and buildings in Windsor. This
report presents a review of the current built form aspects of the City of Windsor, from a policy
perspective, to seek ways of addressing the future built form needs of Windsor. The resulting
discussion of issues will lead to policies in the Official Plan which will be supportive of a
sustainable city-building for Windsor.
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2.0 Summary of Relevant Background Information
This section of the report comprises a review of relevant background information for this
Looking Back Summary Report. A summary of each background document is provided and a
list of key points is provided. This list of key points forms the basis for discussion of changes
since the Official Plan was adopted, framed around Official Plan issues and related policy gaps
in Section 3.

2.1

Linkages

There are two streams of key drivers for change which impact the Official Plan and both have a
bearing on the nature of updates which will be contemplated for the Official Plan update. There
is a substantial Provincial driver for change and a substantial municipal driver for change, the
Planning Act / Provincial Policy Statement and Windsor Community Strategic Plan,
respectively. This relationship is illustrated in the diagram below.

Provincial Driver for
Official Plan Change

Municipal Driver for
Official Plan Change

Planning Act (including
two recent amendments)
È
New Provincial Policy
Statement (2005)
È
Changes to Official Plan

Windsor Community
Strategic Plan
È
Update of Windsor’s
Strategic Plan
È
Changes to Official Plan

The following information was collected for this Looking Back Summary Report:
 Windsor Community Strategic Plan;
 Bill 51, Planning and Conservation Land Statute Law Amendment Act;
 Strong Communities (Planning Amendment) Act;
 Provincial Policy Statement; and,
 Windsor Official Plan.
The above are summarized and discussed in the following subsections of this report.
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Windsor Community Strategic Plan

City Council has initiated a series of actions aimed at reviewing and updating the City’s
Community Strategic Plan (CSP). Council originally adopted the CSP in 1996 to plan for the
future of the community. It established a community vision for the future along with objectives
and actions for the City to follow in realizing this future. The City’s commitment to the
community vision was reflected in the strategic themes and corporate mission statement.
Council has agreed that a CSP remains a valuable tool to assist with informed decisions on the
strategic issues facing the City in the future and has authorized the plan to be updated to
coincide with the beginning of the 2006-2010 term of Council.
The formal review and updating of the CSP was authorized by City Council in June 2005. At
that time, Council directed that the work program be incorporated into the five-year review of
Windsor’s Official Plan. In December 2005, the organizational review for the Official Plan
project was approved including the theme Looking Back, Moving Forward: Advancing Windsor’s
Vision. Early in 2006, as part of the “Looking Back” phase of the review, City Council, senior
staff members and community leaders attended workshops to review the CSP.
Three separate workshops (two in February and one in March) were conducted to gather
comment on the 1996 Community Strategic Plan. At each session, participants were asked to
identify key challenges facing Windsor that required the proactive planning of a CSP.
The proposed 2006 Community Strategic Plan vision and mission statement are, respectively:
Vision - Windsor – Dream, Dare, Do: Windsor is a desirable city full of history and potential,
with a diverse culture, a durable economy, and a healthy environment, where citizens share a
strong sense of belonging and a collective pride of place.
Mission - Our City is built on relationships – between citizens and their government, businesses
and public institutions, city and region – all interconnected, mutually supportive, and focused on
the brightest future we can create together.
The proposed 2006 updates to the themes and objectives in the Community Strategic Plan
relevant to this report include:



Encourage neighbourhoods to be proudly distinctive;
Recognize and celebrate our richly diverse culture and heritage;
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Preserve heritage structures that tell the story of our past;
Develop land efficiently, attractively, and in ways that protect the environment;
Be an energy-efficient community; and,
Improve the physical infrastructure, buildings, and public structures.

Recent Amendments to the Planning Act through Bill 51

Bill 51, the Planning and Conservation Land Statute Law Amendment Act, received Royal Assent on
October 19, 2006. There are numerous amendments to the Planning Act. Most of these modify
aspects of the land use planning process, provide additional tools for implementation of
provincial policies and give further support to sustainable development, intensification and
brownfield redevelopment. Some technical and housekeeping amendments are also included,
as well as consequential amendments to the Greenbelt Act, 2005 and the Municipal Act, 2001.
Changes to the Planning Act through Bill 51 relevant to this report include:












The Bill clarifies that municipalities’ power to regulate the density of development
includes power to regulate minimum and maximum height, and minimum as well as
maximum density;
The Bill authorizes municipalities to impose conditions on zoning;
Municipalities may establish second unit policies as of right, without appeal to the
Ontario Municipal Board;
Employment areas are protected from redesignation and employment uses are specified,
subject to policies in Official Plan;
Urban design controls to be implemented through Official Plan policies, Site Plan bylaw, and Site Plan Approval;
Sustainable design (streetscaping) elements to be implemented through Official Plan
policies, Site Plan by-law, and Site Plan Approval;
Accessibility improvements to be implemented through Site Plan;
Reduction of cash-in-lieu for parkland for sustainable redevelopment;
Consideration of optimized energy conservation in layout of Plans of Subdivision;
Dedication of pedestrian paths, bicycle paths and public transit rights-of-way for Plans
of Subdivision.
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Amendments to the Planning Act through
Communities (Planning Amendment) Act

the

Strong

Bill 26, the Strong Communities (Planning Amendment) Act, received Royal Assent on November
30, 2004. The Act requires that decisions, comments, submissions and advice for municipal
planning matters must be “consistent with” policy statements issued by the Minister. This is a
strengthening of the previous requirement to “have regard to” Minister’s policy statements.
The other changes to the Planning Act arising from the Strong Communities (Planning
Amendment) Act are technical in nature (i.e., addressing matters of appeal, timelines, etc.) and
are outlined in the Looking Back Summary Report – Legislation, available under separate cover.
It should be noted, however, that many of the matters empowered by the Strong Communities
(Planning Amendment) Act are implemented through the Provincial Policy Statement and the
new requirement for municipalities to “be consistent with” the PPS. As a result, the key issues
arising from the Strong Communities (Planning Amendment) Act which relate to the Windsor
Official Plan emerge in the discussion of the Provincial Policy Statement, below.

2.5

Provincial Policy Statement

In 2004, the Provincial Government introduced its Vision for Ontario’s Land Use Planning
System: to maintain strong communities, a clean and healthy environment and a strong
economy to ensure the long term prosperity and social well being of Ontarians. To achieve that
vision, the Provincial Government made changes to the Planning Act through the Strong
Communities (Planning Amendment) Act, 2004. The Planning Act, as amended, requires that all
decisions affecting land use planning matters “shall be consistent with” the Provincial Policy
Statement (2005).
The Provincial Policy Statement (PPS) provides policy direction on matters of provincial interest
related to land use planning and development. As a key part of Ontario’s policy-led planning
system, the PPS sets the policy foundation for regulating the development and use of land. It
also supports the provincial goal to enhance the quality of life for the citizens of Ontario.
The PPS provides for appropriate development while protecting resources of provincial
interest, public health and safety, and the quality of the natural environment. The PPS supports
improved land use planning and management, which contributes to a more effective and
efficient land use planning system.
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The policies of the PPS are complemented by, among other things, municipal official plans. As a
result, the PPS and the City of Windsor Official Plan together provide a framework for
comprehensive, integrated and long-term planning that supports and integrates the principles
of strong communities, a clean and healthy environment and economic growth, for the long
term.
As part of the background analysis, Dillon conducted a Policy Audit to assess the level of
“consistency” of the existing Official Plan with the PPS (refer to Policy Audit of the Official Plan,
available under separate cover).
Findings from the Policy Audit relevant to this report include:















OP to include policies discouraging development and land use patterns that would
prevent the efficient expansion of settlement areas onto lands that are adjacent to or in
close proximity to settlement areas;
OP to update land supply policies to address the role of intensification and
redevelopment in accommodating the 20 year projected needs for employment, housing
and other land uses as per the PPS;
OP to include an “on the ground” analysis of physical potential for intensification and
redevelopment as part of the update of the 20 Year Land Supply Study;
OP to include policies re-enforcing the City as the focus of urban growth in southwest
Ontario;
OP to include policies that address the role of intensification and redevelopment in
accommodating employment, housing, public service facilities, etc. as per the PPS;
OP to include policies addressing intensification and redevelopment to PPS
requirements;
OP to include policies addressing standards which facilitate intensification,
redevelopment and compact form;
OP to include policies addressing minimum targets for intensification and
redevelopment within built-up areas;
OP to include policies addressing phasing to ensure specified targets for intensification
and redevelopment are achieved concurrent with development within designated new
growth areas;
OP to include policies requiring development within designated new growth areas to
occur adjacent to the existing built-up area;
OP to include policies linking settlement area expansions to comprehensive Official Plan
Reviews;
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OP Review to include a detailed, quantitative assessment of intensification
opportunities;
OP Review to include an Update of its 20 Year Population and Housing Projections and
Residential Land Supply Requirements including 3 year dwelling unit and 10 year
serviced land supply;
OP to include updated policies permitting all forms of residential intensification and
redevelopment in accordance with the PPS;
OP to include updated policies promoting densities for new housing which efficiently
use land, resources, infrastructure and public service facilities;
OP to include updated policies promoting densities for new housing which support the
use of alternative transportation modes and public transit in areas where it exists or is to
be developed;
OP to include updated policies establishing development standards for residential
intensification, redevelopment and new residential development which minimize the
cost of housing and facilitate compact form, while maintaining appropriate levels of
public health and safety; and
OP to include policies addressing energy efficiency related to nodes/corridors, focusing
of development, and live-work mix.

Windsor Official Plan

The City of Windsor Official Plan was originally adopted by Council in November 1999 and
approved in part by the Province in March 2000; the reminder was approved by an Ontario
Municipal Board decision on November 1, 2002. The City has recently annexed lands from
Tecumseh (former Township of Sandwich South) on January 1, 2003 to provide for its growth
needs. The Official Plan of the former Sandwich South currently applies to these lands (it is
recognized that the City has prepared a Master Plan for the development of the annexed lands).
With respect to matters of Built Form, these subjects are covered in a variety of sections in the
Plan, including:






Section 3, Development Strategy;
Section 6, Land Use;
Section 8, Urban Design;
Section 9, Heritage Conservation; and,
Section 11, Tools (in particular Section 11.6, Zoning).
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The Official Plan was evaluated through the Policy Audit noted in Section 2.5 above. Generally,
it was found that the majority of changes needed for the Official Plan are those which arise from
the new Province-led planning system and the requirement for Windsor to “be consistent with”
this framework.

2.6.1

Existing and Planned Urban Fabric

The existing and planned urban fabric of the City of Windsor is illustrated in the City’s Official
Plan, Schedule ‘D’ with the exception of the downtown, which is illustrated on Schedule ‘E’. A
copy of these maps is included in this report as Figure 1 and Figure 2, respectively. A preferred
concept has also been identified for the Annexed Lands. The planned land uses are illustrated
in Figure 3. Together, the planned land use from the City’s Official Plan and the Annexed
Lands represent the future land use for the entire City.
Windsor also has identified its civic image (i.e., theme streets, heritage areas, gateways) in the
City’s Official Plan, Schedule ‘G’. A copy of this map is included in this report as Figure 4.
Observations from the review of the urban fabric and civic image mapping relevant to this
report include:













The existing and planned land uses illustrated in Schedule ‘D’ of the existing Official
Plan illustrate that a majority of the city’s lands are intended for residential and
industrial uses;
There are commercial centres distributed throughout the City, with two recognizable
commercial corridors identified along Tecumseth Road and Howard Avenue;
There is a recognizable industrial corridor along Walker Road;
There are few lands designated for mixed use, relative to other land uses in the City;
Open space land uses are distributed throughout the City;
The downtown core is planned for mixed use development, with “very high profile”
and “high profile” land uses oriented in an inverted ‘T’ along Ouelette Street and
Riverside Drive;
The proposed land uses in the Annexed Lands includes substantial designations for
industrial, residential, and open space/natural heritage land uses, in addition to mixed
use, commercial, and business park uses;
The proposed industrial lands in the Annexed Lands include a large “potential multimodal area”; and,
There are three heritage areas, and numerous theme streets and gateways in the City’s
civic image.
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Figure 1: City of Windsor Planned Land Use
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Figure 2: Downtown Windsor Planned Land Use

Dillon Consulting Limited – Next Ideas Inc.
EDP Consulting – Lapointe Consulting

Page 12

The City of Windsor
Official Plan Update

Looking Back Summary Report – Built Form
January 2007

Figure 3: Annexed Lands Preferred Land Use Concept
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Figure 4: Civic Image
`
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As noted previously, the framework of the Official Plan is sound and changes to the plan will be
driven by the Provincial Policy Statement and the City’s Community Strategic Plan. Any
changes to the land use mapping and civic image mapping would result from policy changes
which need to be reflected in revised mapping. These changes will be considered and
documented in a later stage of the Official Plan Update project.

2.7

Additional Issues - Built Form Team

To build on the range of issues identified through the review of background documents, the
Built Form Team held a meeting to identify trends and issues, as well as changes in legislation
over the past five years that relate to Windsor’s Official Plan policies in the matter of built
form 1 . The Built Form Team also reviewed examples of urban design guidelines from other
Ontario municipalities.
The Built Form Team has experience in applying the existing Official Plan policies: the Building
& Development Services staff through their regular duties analyzing and making
recommendations on development applications; and, the Heritage Planner through duties
working with heritage groups/communities and the public to promote built heritage
preservation.
The Built Form Team has identified issues in three major areas: culture, heritage, and urban
design. The issues identified by the Built Form Team include:





Culture (recognition of the forthcoming Cultural Master Plan and promotion of cultural
facilities in all neighbourhoods; fostering a “creative city” that attracts creative people
and entrepreneurs);
Heritage (preservation and adaptive re-use of heritage buildings); and,
Urban design (greater utilization of the urban design guidelines in the Official Plan and
grandfathering of existing development which would be exempt from design
guidelines).

Built form is the matter that is principally covered in Chapter 8 (Urban Design) and Chapter 9 (Heritage
Conservation) of the existing Official Plan. However, policies dealing with built form impact nearly all
other sections of the Plan.

1
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3.0 Issues Analysis and Policy Gaps
This section of the report organizes the issues identified in Section 2 and provides a discussion
for each issue. Each issue discussed in this section of the report represents a policy gap in the
Official Plan which needs to be addressed through the Official Plan Update project. An
overview of the issues and the resulting policy gaps are summarized in Table 3-1: Summary of
Issues and Policy Gaps.

3.1

Growth and Urban Structure Issues and Policy Gaps

a.

New PPS requirements must be supported by further detailed study

Numerous changes to the PPS require that Windsor undertake a detailed study, as a separate
exercise to inform the Official Plan project, to fully quantify and understand the implications for
growth and development of the city before it can put in place policies to guide growth.
Through the Policy Audit, the following issues were identified related to growth and urban
structure:











OP to update land supply policies to address the role of intensification and
redevelopment in accommodating the 20 year projected needs for employment, housing
and other land uses;
OP to include updated policies establishing development standards for residential
intensification, redevelopment and new residential development which minimize the
cost of housing and facilitate compact form, while maintaining appropriate levels of
public health and safety;
As part of the current Official Plan Review, undertake an update of the 20-year
Population and Housing Projections and Residential Land Supply Requirements
including 3-year dwelling unit and 10-year serviced land supply;
Update of the 20-year land supply to include an “on the ground” analysis of physical
potential for intensification and redevelopment;
OP to include policies addressing intensification and redevelopment to PPS
requirements;
OP to include policies addressing standards which facilitate intensification,
redevelopment and compact form; and,
OP to include policies addressing minimum targets for intensification and
redevelopment within built-up areas.

Dillon Consulting Limited – Next Ideas Inc.
EDP Consulting – Lapointe Consulting

Page 16

The City of Windsor
Official Plan Update

Looking Back Summary Report – Built Form
January 2007

The primary challenge placed on Windsor in meeting the PPS is to quantify intensification
potential in the municipality and the implications that intensification has to the overall supply
of units to absorb growth. While many other previous intensification studies in Ontario
generally focus on the number of residential units which can be supplied through in-fill,
redevelopment, and revitalization, it should be noted that intensification is also an appropriate
approach to developing non-residential uses such as employment and community facility uses.
The Annexed Lands Study (Updated Land Needs component) considered intensification and infill opportunities in the existing built-up area of Windsor and estimated that 4,344 units could
be developed through these means. The report indicates that vacant land was assessed for
development potential and development permitting activity was considered in order to
quantify intensification potential. A truer picture of intensification potential could be painted
by more careful consideration of brownfield redevelopment lands, the planned densities for all
intensification lands, and the development context of intensification sites. The report indicates
that, “it is likely that more specific intensification and redevelopment targets will be defined…
during the Official Plan five-year review process.”
To properly assess intensification potential, a detailed analysis needs to be conducted. This “on
the ground” analysis involves the identification of intensification sites across the City, an
evaluation of each site’s development potential in terms of units or square feet, and an
evaluation of the timing for the potential redevelopment of each site. Once the intensification
potential is known, these details can then be used to feed into appropriate Official Plan policy.
The Official Plan policies will then help guide the phasing of future development, establish
development standards, set targets, and define monitoring criteria for overall growth,
greenfield growth, and growth satisfied through intensification.
It is imperative that the City conduct an “on-the-ground” intensification study, as a separate
exercise to inform the Official Plan update project, in order to fulfill PPS and Ministry of
Municipal Affairs requirements for the Official Plan update. The results of the study must also
identify targets (e.g. unit mix, densities), ideally broken down into five-year increments to
support monitoring of development by intensification.

b.

Viability of lands for settlement area expansion must be maintained

Future lands for urban growth are considered a valuable, limited resource. Therefore,
undeveloped lands which are adjacent to existing built-up areas, or lands on the periphery of
urban boundaries need to be reserved for future development. Interim land uses which do not
prevent the efficient expansion of a settlement area are considered appropriate. Windsor will
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need to ensure the Official Plan addresses this situation. It is anticipated that the Official Plan
Amendment for the future phases of the Annexed Lands will address appropriate interim land
uses in the planning policies. Windsor should include policies in its Official Plan addressing
coordination with adjacent municipalities so that they are appropriately managing their lands
which abut the City of Windsor.

c.

City must be the focus of growth

Urban centres are considered the primary locations for growth in the new PPS. This recognizes
a variety of philosophies, including but not limited to, that: growth should be on full municipal
services; agricultural lands should remain in agricultural use 2 ; and, growth is best served in
planned, compact development rather than dispersed settlement patterns. The City of Windsor
is the focus of growth for the future in southwest Ontario, and the plan needs to recognize this.

d.

Discouraging ‘leap frog’ development

Development does not abut existing development (i.e., “leap frog” development), is considered
a contributor to sprawl, not conducive to efficient servicing, and not conducive to cost-effective
provision of public service facilities. The Official Plan must require that new development must
occur adjacent to the existing built-up area.

e.

Urban expansions require comprehensive review

In order to properly manage growth, the PPS restricts settlement area expansions to
comprehensive Official Plan reviews. This is intended to limit the frequency and nature of
settlement area expansions and provide an opportunity for detailed consideration of, among
other things, the City’s ability to absorb growth through intensification opportunities. It is
anticipated that further settlement area expansion beyond the Annexed Lands may not be
required for Windsor assuming current growth trends, but this needs to be confirmed through
further study. The City must include polices in the Official Plan addressing settlement area
expansions.

In the context of an urbanized setting such as Windsor, this means that cities should be planned to be
attractive and liveable, in order to encourage people to settle in cities rather than in rural areas.

2

Dillon Consulting Limited – Next Ideas Inc.
EDP Consulting – Lapointe Consulting

Page 18

The City of Windsor
Official Plan Update

f.

Looking Back Summary Report – Built Form
January 2007

Densities for new housing promoting efficient use of land, resources, etc.

Density, usually measured in the number of units per acre of land, is a key measure of the
intensity of development. Low density (e.g. single detached residential dwellings) is believed
to contribute to sprawl whereas high densities are believed to contribute to urban vitality. In
order to encourage compact urban form, the City of Windsor must recognize that it needs to
encourage new development to be built at higher densities than before, and these higher
densities must be identified for all forms of housing.

g.

Densities for new housing promoting transit-supportiveness

The number of residents or employees per acre can promote transit-supportiveness, with
generally higher concentrations being more supportive of transit. While the personal
automobile may currently be the preferred mode of travel for the majority of residents in
Windsor, development should be encouraged that provides for the alternative transportation
modes such as walking, cycling, and public transit. This recognizes a need for alternative
transportation modes emerging with changing demographics as well as the benefits of walking
and cycling to public health. In addition to higher-than-before densities discussed above, the
minimum densities must also lead to development that provides for travel choices other than
the car.

h.

Energy efficiency though urban structure

Energy efficiency is an important consideration given recent changes in the cost of energy and
longer-term trends. One way of creating energy efficiency is to encourage an urban form that
reduces the need to use energy to conduct daily life. These approaches include, but are not
limited to: self-contained nodal development which minimizes auto use, corridors for the
efficient movement of people, goods and services; environmental area / open space planning
that takes advantage of microclimate; and, green building design. The Official Plan needs to
address energy efficiency across this broad spectrum.

i.

Energy efficient Plans of Subdivision

Changes to the Planning Act now allow the City of Windsor to consider how energy
conservation can be optimized in the layout of Plans of Subdivision. This would relate to a
broad range of energy-efficiency matters such as the supply of energy (e.g. district heating),
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efficient use of energy, and conservation of energy. The Official Plan’s policies should be
updated to encourage Plans of Subdivision to consider energy efficiency. If the City intends to
require that an energy conservation strategy be included for Plan of Subdivision applications, a
separate study would be needed to help the City determine the nature and extent of the strategy
to accompany a subdivision application.

j.

Protection of employment areas

Employment areas have been the subject of much controversy across Ontario, for two principal
reasons: (i) the redesignation of employment areas (i.e., industrial lands) for other uses; and (ii)
the inclusion of retail as an employment-type land use. The redesignation of employment lands
to non-employment uses (primarily to residential) creates “bedroom” communities where
residents have to go outside their communities to find employment, which in turn encourages
sprawl and traffic congestion. The interpretation of retail as an employment use is also believed
to encourage sprawl, since car-oriented large format retail development occupies favourable
employment lands, promoting a highly separated land use fabric and traffic congestion. The
Windsor Official Plan must now protect employment lands from redesignation with policies
addressing the circumstances under which redesignation will be considered. Furthermore, the
Official Plan must make the differentiation that employment uses include manufacturing,
warehousing, office and accessory uses, but not retail.

k.

Dedications through Plans of Subdivision

Strong urban structure and the provision of urban amenities can be promoted at many scales.
Neighbourhoods can be supported by a network of pedestrian paths, bicycle paths, and public
transit. Through Bill 51, there is now clarification that these elements contributing to urban
structure at the neighbourhood scale are candidate elements for dedication to the municipality
as part of a Plan of Subdivision approval. The City of Windsor’s policies regarding Plans of
Subdivision need to be updated to take advantage of this new power.
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3.2

Intensification Issues and Policy Gaps

a.

Intensification as a primary tool for growth management

Policies supporting intensification can be considered, notwithstanding the detailed study as
discussed above. Windsor must consider that intensification and redevelopment within its
existing built-up area is a realistic and achievable goal, which needs to be supported by
municipal policy. It must also recognize that intensification and redevelopment does not mean
residential development alone. The built-up area in cities across Canada is evolving, with
intensification and redevelopment proving to be viable ways to provide land for employment,
housing, public service facilities, and other components of a complete community.
Intensification has many benefits to a city – it can help prevent blight, make efficient use of
existing infrastructure, reduce overall traffic congestion, and support transit usage to name a
few – and Windsor must embrace this approach.

b.

All forms of intensification must be permitted

Although detailed study is required to quantify the intensification potential in Windsor, this
does not preclude the provision of policies which support all forms of intensification. The
inclusion of policies supporting intensification is important because it establishes the principle
that intensification is needed. It also is intended to recognize, support and encourage a range of
intensification which includes redevelopment (including brownfield redevelopment), buildingout of vacant/underutilized lands within existing development areas, in-fill development, and
expansion/conversion of existing buildings. Furthermore, it is important that the plan
recognize that intensification does not mean only residential development, but includes all land
uses needed to create complete communities.

c.

Intensification and Greenfield development occur concurrently

While intensification is encouraged in many municipalities, it has not been monitored and
specific targets have not been set. Without target-setting and monitoring, it is difficult for
municipalities to understand whether their efforts to intensify are being achieved, especially
while greenfield development is also occurring. Intensification will not happen immediately,
however, and will take time to stimulate and mature.
Therefore, the Official Plan needs to
include policies addressing phasing to ensure specified targets for intensification and
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redevelopment are achieved concurrent with development within designated new growth
areas.

d.

As-of-right Second Unit policies

Through Bill 51, municipalities are allowed to establish policies permitting a second residential
unit in a detached house, semi-detached house or row house situated in an area where
residential is the primary use. This recognizes a number of factors, including but not limited to,
that: second units are a viable form of intensification, second units are a way of providing
housing for the aging population (sometimes referred to as “granny flats”), and second units
are a way of providing affordable [rental] housing. Windsor should take advantage of the new
permission in the Planning Act and provide for second units in residential neighbourhoods /
appropriate land use designations.

e.

Reduction of cash-in-lieu of parkland

In order to encourage the redevelopment and intensification of cities, and to remove barriers for
this type of development, Bill 51 now allows for a reduction in the cash-in-lieu of parkland.
When a building is redeveloped, the intensified portion is subject to parkland dedication under
the Planning Act, and rather than dedicate land which is not feasible for a redevelopment
project, a payment of cash is made in lieu of the land for parks. However, the redevelopment
must meet sustainability criteria in order to be considered for the cash-in-lieu reduction. To
remove this potential hindrance to redevelopment and implement this provision of the Planning
Act, the Official Plan must include polices describing the sustainability criteria, how the
reduction of payment is generally quantified, and the facilities which would be funded by the
cash-in-lieu of parkland.

3.3

Urban Design Issues and Policy Gaps

a.

Urban design guidelines in the Official Plan

It is increasingly recognized that mixed use and pedestrian oriented neighbourhoods contribute
to a vital and compact neighbourhoods, which reduce the reliance on cars and promote transit,
which in turn promotes walking and associated health benefits. Existing neighbourhoods,
including downtown and the various Business Improvement Areas, need to be supported and
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new neighbourhoods in greenfield areas need a focal point to create “sense of place.” The
design of housing and the streetscape can promote social interaction, which reduces social
alienation and depression. Access to parks, particularly linear parks/bikeways, should be a
priority. There should be easy access to community centres with recreational opportunities, and
people should be able to access local stores without being dependant on an automobile.
Accessibility needs to be addressed on all levels, i.e., to buildings, municipal services, public
transportation, with policies referencing any guidelines developed by the City’s Accessibility
Officer. To promote “pride of place,” care needs to be taken with streetscape and building
design (e.g. heritage preservation, quality design for new development, public art, etc.) and
special treatments for scenic parkways. As petroleum-based energy supplies are expected to
decrease, alternative energy sources will become more cost-effective and provision should be
made to direct the design and location of home solar and wind-based energy equipment.
It is important that the City include / strengthen built form policies in the Official Plan. While
detailed design guidelines are best left to secondary plans and Community Improvement Plans,
generalized policies should be entrenched into the Official Plan (in a stand-alone section and in
individual land use sections), where appropriate. It is also important that any new built form
policies be prepared by a qualified urban designer (based on a review of local design precedents
and precedents from other jurisdictions), to withstand challenge of the guidelines at the Ontario
Municipal Board through an appeal to the Official Plan update.

b.

Grandfathering of existing development which would be exempt from design guidelines

Further to the need to include built form policies as noted above, there should be a policy
statement for existing development relieving it of the new built form policies. This would
provide direction to staff that have to deal with development applications and address concerns
by landowners that a new set of policies are being imposed on properties which have existed
for many years.

c.

Implementation of urban design controls

Through Bill 51, the City of Windsor is empowered to implement the urban design controls
discussed above. In order to do this however, Official Plan policies must be in place referring to
the urban design policies and the application of the design policies at the time of Site Plan
approval. Furthermore, in order to fulfill requirements of the Planning Act, the City’s Site Plan
By-law must also be updated to cross-reference the requirement to meet urban design policies /
guidelines.
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Implementation of streetscape elements

The elements of streetscape have been differentiated in Bill 51 from exterior building elements
as “sustainable design elements on any adjoining highway under a municipality’s jurisdiction.”
As such, to implement the streetscape design elements usually included in urban design
guideline documents (trees, shrubs, hedges, plantings, permeable paving materials, street
furniture, curb ramps, waste and recycling containers, bicycle parking facilities, etc.) the Official
Plan needs a separate policy addressing streetscape. Similar to the policy above regarding
urban design, it would refer to the streetscape design policies and the application of the design
policies at the time of Site Plan approval. Furthermore, in order to fulfill requirements of the
Planning Act, the City’s Site Plan By-law must also be updated to cross-reference the
requirement to comply with the streetscape design policies / guidelines.

e.

Minimum and maximum densities and height

In order to encourage positive changes in urban form and urban design, municipalities have
attempted to establish planning policies and zoning regulations to control height of buildings
and the density of residential development. In some cases this has been challenged by objectors
at the Ontario Municipal Board. Bill 51 clarifies that municipalities’ power to regulate the
density of development includes power to regulate minimum and maximum height, and
minimum as well as maximum density. If appropriate, the city should consider establishing
general height and density policies, specific height and density policies for neighbourhoods,
and consider updating the zoning by-law to implement the policies. It is noted that the
amendment is not specific to residential density, and the City might also wish to consider
policies establishing the minimum density for industrial or employment areas (which could be
measured by gross floor area per acre, gross leaseable area per acre, or employees per acre).
To adequately define these densities, however, further detailed study would need to be
undertaken to ensure that the densities are defensible.

f.

Conditions to be imposed on zoning

Bill 51 allows municipalities to impose a range of conditions on zoning with respect to use,
erection and location. However, the Official Plan must state that the City may use zoning with
conditions, before the city can exercise this power under the Zoning By-law. If the City has
been successful in imposing a range of conditions on zoning approvals (limiting the square
footage of a certain land use on a specific site), it can use this new provision to more formally
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articulate that these conditions may be required for development. If the city wishes to consider
a range of other conditions not previously used (e.g. urban design), it may need to study the
suitability and/or defensibility of these conditions. Other functional matters would also need
to be addressed such as the use of an agreement to secure the conditions and registering the
agreement on title to the lands.

g.

Plan for distinctive neighbourhoods

Many great cities are recognized as a “city of neighbourhoods.” While past planning practices
in Windsor have relied on secondary plans and business improvement areas to define
neighbourhoods, stronger neighbourhood character has emerged as key theme for the future. A
city of neighbourhoods requires recognizable boundaries between neighbourhoods. It also
requires that neighbourhoods be distinctive from another (although the boundaries do not have
to be hard and transitional zones between neighbourhoods are acceptable). If Windsor wishes
to implement this approach, then it needs to consider a program separate from the Official Plan
update of identifying neighbourhoods, inventorying neighbourhood features, identifying a
broad range of neighbourhood improvements to strengthen neighbourhood image,
cultural/community programming for each neighbourhood, urban design policies for each
neighbourhood, and official plan policies which support this initiative. One specific
modification might be to identify the already well-defined neighbourhoods on the Civic Image
map in the Official Plan, Schedule ‘G’, and work towards updating this map once other
neighbourhood ‘images’ are strengthened.

h.

Implementation of accessibility improvements

Accessibility will be an important design component as the population of Windsor ages,
following the trend across Ontario and Canada 3 . Site Plan approval applications will be
required to identify facilities designed to have regard for the accessibility of persons with
disabilities. The Official Plan should update the policies on accessibility as it relates to this type
of development approval.

A full discussion of accessibility is provided in the Transportation Looking Back Report, available under
separate cover.
3
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3.4

Heritage and Culture Issues and Policy Gaps

a.

Adaptive re-use of heritage buildings

The existing Official Plan policies direct the City to be good stewards of their heritage buildings
and support adaptive reuse of heritage buildings. However, consideration should be given to
adding “heritage first” policies, meaning that the City as a corporation will utilize existing
structures, especially those considered of heritage value, before constructing new buildings. It
also means that the City will encourage private developers to utilize existing heritage structures
through the planning review/approval process.

b.

Recognition of the forthcoming Cultural Master Plan

There is recognition of the growing significance of culture in local economic development.
Municipalities are increasingly utilizing an integrated approach to cultural planning. There is a
need for a clearly articulate policy framework or legislative foundation for municipal cultural
planning as one of the most powerful levers for change. The City has recently appointed a
Manager of Cultural Affairs who, among other things, will be developing a Cultural Master
Plan for the community in the coming months. The City held a Cultural Summit and a Draft
Cultural Policy was presented to City Council in January 2006, which will form the basis for the
future Cultural Master Plan. The revised Official Plan polices should make reference to that
upcoming plan.

c.

Fostering a “creative city” that attracts creative people and entrepreneurs, with cultural
facilities in all neighbourhoods

According to recent academic research, the future economic prosperity of cities is not tied to
manufacturing output, but their ability to attract creative people, entrepreneurs and the “think
tank” population. In order to attract this creative class to the City, it has to provide an
environment that promotes and embraces diversity, arts, culture, and heritage. While the
upcoming Cultural Master Plan will address this in full detail, the Official Plan will need
policies to implement the strategy of the Cultural Master Plan. The Official Plan policies would
need to promote / support cultural facilities in both existing neighbourhoods and greenfield
neighbourhoods, and recognize that these facilities can be hubs for cultural program delivery
and cultural exchange.
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Promotion of cultural tourism

Cultural / heritage tourism is now recognized as big business and growing, and visitors and
residents alike want to see “the real thing.” The upcoming Cultural Master Plan will address
cultural tourism in all its forms: performance arts, visual arts, and the built environment.
Through Official Plan policy, there is a clear connection to heritage preservation, on-going
support of which through planning policy will help encourage and sustain long-term cultural
tourism. Additionally, policies addressing and promoting public art should also be updated to
reflect the results of the forthcoming Cultural Master Plan.

3.5

Summary of Issues and Policy Gaps

A summary of issues identified through the review of the PPS, legislation, and other
background reports is identified in Table 3.1. The table also identifies the key points to be
addressed through the Official Plan Update.
Table 3-1: Summary of Issues and Policy Gaps
Issue

Specific Concern / Policy Gap

Growth and
Urban Structure

a.

New PPS requirements must
be supported by further
detailed study

b.

Viability of lands for
settlement area expansion
must be maintained
City must be the focus of
growth
Discouraging ‘leap frog’
development
Urban expansions require
comprehensive review

c.
d.
e.

f.

Densities for new housing
promoting efficient use of
land, resources, etc.
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Key Points to be Addressed through Official Plan
Update
It is imperative that the City conduct an “on-the-ground”
intensification study, as a separate exercise to inform the
Official Plan update project, in order to fulfill PPS and
Ministry of Municipal Affairs and Housing requirements
for the Official Plan update
Ensure that undeveloped lands which are adjacent to
existing built-up areas, or lands on the periphery of urban
boundaries are reserved for future development
Plan to recognize that Windsor is a focus of growth for
southwest Ontario
New development must occur adjacent to the existing
built-up area
New Official Plan to reflect that the PPS restricts
settlement area expansions to comprehensive Official
Plan reviews
Windsor must recognize that it needs to encourage new
development to be built at higher densities than before
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Issue

Specific Concern / Policy Gap

Key Points to be Addressed through Official Plan
Update

g.

Densities for new housing
promoting transitsupportiveness

h.

Energy efficiency though
urban structure
Energy efficient Plans of
Subdivision

Development should be encouraged that provides for
alternative transportation modes such as walking,
cycling, and public transit; minimum densities must also
lead to development that provides for travel choices other
than the car.
Encourage an urban form that reduces the need to use
energy to conduct daily life (e.g. green building design)
Plan of Subdivision policies to encourage energy
efficiency in subdivision design; further study may be
needed if City to require energy study as a condition of
approval
OP policies to provide criteria for redesignation of
employment lands; OP policies to exclude “retail” from
definition of employment areas
OP policies to identify that pedestrian paths, bicycle
paths, and public transit rights-of-way are eligible for
dedication to the City

i.

Intensification

j.

Protection of employment
areas

k.

Dedications through Plans of
Subdivision

a.

Intensification as a primary
tool for growth management

b.

All forms of intensification
must be permitted

c.

Intensification and Greenfield
development occur
concurrently
As-of-right Second Unit
policies

d.

Urban Design
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Windsor must consider that intensification and
redevelopment within its existing built-up area is a
realistic and achievable goal, which needs to be
supported by municipal policy
Support and encourage brownfield redevelopment,
building-out of vacant/underutilized lands, in-fill
development, and expansion/conversion of existing
buildings; applies to residential and non-residential
development
Include policies addressing phasing to ensure specified
targets for intensification and redevelopment are
achieved
Take advantage of the new permission in the Planning Act
and provide for second units

e.

Reduction of cash-in-lieu of
parkland

OP to state new permission for reduction of cash-in-lieu
for intensification; OP to identify sustainability criteria
and how the reduction is quantified

a.

Urban design guidelines in the
Official Plan
Grandfathering of existing
development which would be
exempt from design guidelines
Implementation of urban
design controls

Include built form policies in the Official Plan, prepared
by a qualified urban designer
Relieve existing development of the new built form
policies which would be onerous to implement

b.

c.
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OP to refer to urban design policies being applied to Site
Plan approvals; City to update Site Plan By-law regarding
application of urban design
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Heritage and
Culture
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Specific Concern / Policy Gap

Key Points to be Addressed through Official Plan
Update

d.

Implementation of streetscape
elements

e.

Minimum and maximum
densities and height

f.

Conditions to be imposed on
zoning

g.

Plan for distinctive
neighbourhoods

h.

Implementation of accessibility
improvements

OP to refer to streetscape design policies being applied
for Site Plan approvals; City to update Site Plan By-law
regarding application of urban design
If appropriate, the city should consider establishing
height and density policies; consider policies establishing
a minimum density for industrial or employment areas;
further study is required to ensure defensibility
If the City wishes to implement new conditions on
zoning, then it must have policies in the Official Plan
detailing the nature of these conditions and how they will
be imposed; further study is required to ensure
defensibility
Policies which encourage the City to develop as a city of
neighbourhoods; follow-up program is required to
complete this initiative.
OP to update Site Plan policies regarding design for
accessibility

a.

Adaptive re-use of heritage
buildings
Recognition of the forthcoming
Cultural Master Plan
Fostering a “creative city” that
attracts creative people and
entrepreneurs, with cultural
facilities in all neighbourhoods
Promotion of cultural tourism

b.
c.

d.
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Policies encouraging the City to utilize existing heritage
structures before constructing new
The revised Official Plan polices should make reference to
the upcoming Cultural Master plan
Promote / support cultural facilities in both existing
neighbourhoods and greenfield neighbourhoods;
recognize that facilities can be hubs for program delivery
and cultural exchange
On-going support for heritage preservation; policies
promoting public art linked back to Cultural Master Plan
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4.0 Next Steps
This report completes the Built Form issues review for the “Looking Back” phase of the
Windsor Official Plan Update project. Other reports addressing a range of other issues have
also been produced.
The next step in the process will be to consolidate all the issues into a single Issues Synthesis
Discussion Report. This will complete the Looking Back phase of the work.
The City will then proceed with the Moving Forward phase of work. This will involve a review
of the issues, aligning the City’s approach to addressing the issues with the Community
Strategic Plan, stakeholder consultation, and documenting specific changes to the City’s Official
Plan.
It has been noted that the following further major study needs to be conducted in order to
feed into the Official Plan Update project:


A detailed study of intensification opportunities, meeting the requirements of the
Provincial Policy Statement, is required to meet Ministry requirements for the Official
Plan.

It has been noted that the following supporting studies should be conducted in order to feed
into the Official Plan Update project:






For additional urban design guidelines to be incorporated in the plan, these design
guidelines need to be prepared by a qualified Urban Designer applying design
precedents from Windsor and other jurisdictions;
If certain minimum and maximum height and density polices are to be provided,
further study of residential and employment density would be required to ensure that
these policies are defensible; and,
If the City wishes to implement new conditions on zoning, further study is required to
define the appropriate conditions to be applied to zoning approvals and ensure that
these polices are defensible.

Through the last stage, the Advancing Vision phase of work, the revised Official Plan will be
prepared for Council adoption and approval by the Ministry of Municipal Affairs and Housing,
with additional public consultation contemplated.
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