COMMERCIAL LAND
USE POLICY REPORT
September 2009

in collaboration with
urbanMetrics Inc.

The City of Windsor
Official Plan Review

Commercial Land Use Policy Report
September 2009

Executive Summary
Windsor’s Official Plan Review project is framed around the theme of, “Looking Back, Moving
Forward, Advancing Windsor’s Vision.” The City of Windsor has completed “Looking Back”,
the first of three phases of the Official Plan 5-Year Review. The second phase of the City’s
Official Plan Review, “Moving Forward,” includes foundation study components. Each study
provides valuable direction for updating the City’s Official Plan policies.
Building on the City of Windsor Commercial Demand and Supply Analysis (CDSA) prepared
by urbanMetrics in June 2008, the purpose of the Commercial Land Use Policy Report is to
provide guidance and recommendations for updating the commercial policies in the City of
Windsor Official Plan to support and strengthen the City’s commercial structure. In particular,
the recommendations are intended to provide a strategic focus on the development /
intensification and/or redevelopment of existing underdeveloped and undeveloped
commercial designated sites in existing nodes/clusters, corridors/mainstreets and the
downtown as well as the re-use / re-tenanting of vacated commercial buildings in those areas.
At present, there is not sufficient demand to accommodate all of the commercial space currently
approved or proposed in the City to 2031. In light of this, coupled with the uncertain state of
the local economy, the designation of new commercial lands should be tied to the performance
of Windsor’s existing commercial structure (nodes, corridors/mainstreets and the downtown).
A summary of recommended commercial policy directions for updating the commercial
policies in the Official Plan are provided below:
•

Development Strategy
o Create an additional goal statement that addresses commercial development
separate from employment
o Make reference to enjoyment of the city centre by both tourists and residents
o Make reference to reducing the vacancy rate and increasing the amount of retail
activity in the downtown
o Make reference to priority areas for improvement
o Make reference to working in partnership with Business Improvement Areas
(BIAs) when conducting studies, creating programs, and implementing
improvements
o Make reference to a strategic focus on the development / intensification and/or
redevelopment of existing underdeveloped and undeveloped commercial
designated sites in existing nodes/clusters, corridors/mainstreets and the
downtown as well as the re-use / re-tenanting of vacated commercial buildings
in those areas.
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Make reference to the designation of new commercial lands being tied to the
performance of Windsor’s existing commercial structure.
o Include reference to approval of retail development based on local population
allocations, once small area population projections are undertaken and/or the
Sandwich South Plan is completed.
o Make reference to the approval of retail development consistent with the CDSA,
as updated.
o A statement should be included that new commercial designations should not
impede the ability of downtown and main streets to revitalize
Commercial Centre Designation
o Add a new subsection to indicate that no new major commercial designations or
major designation expansions will be allowed until the appropriate thresholds of
population and/or warranted floor space and/or retail vacancy rate in the
downtown, main street areas, and designated nodes / clusters have been reached
unless justified by a market study; no minor expansions which would have a
trade area overlapping that of a vulnerable main street area will be allowed
unless justified by a market study
o Include restriction on development unless population threshold has been
achieved
o Include a requirement for a market study1 for all proposed new or expansions to
existing designations outside the downtown, main street areas, and designated
notes / clusters
o Include a requirement for development to be coordinated with adjacent built-out
sites to minimize a piecemeal pattern
o Differentiate major retail development from major employment with separate
land use designations
Commercial Corridor Designation
o Allow taller buildings to be considered where appropriate, as a means to
encourage revitalization in any declining arterial commercial corridors
o Revise the policy to indicate that no new major commercial designations or major
designation expansions will be allowed until the appropriate thresholds of
population and/or warranted floor space and/or retail vacancy rate in the
downtown, main street areas, and designated nodes / clusters have been reached
unless justified by a market study; no minor expansions which would have a
trade area overlapping that of a vulnerable main street area will be allowed
unless justified by a market study
o

•

•

Although retail may already be established as an appropriate land use since the lands are designated
Commercial Centre, the market study would justify that the floor space and type of retail proposed is
warranted.

1
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Include restriction on development unless population threshold has been
achieved
o Include a requirement for a market study2 for all new proposed development
outside the downtown, main street areas, and designated nodes / clusters
o Include a requirement for development to be coordinated with adjacent built-out
sites to minimize a piecemeal pattern
o Make reference to the potential use of a Community Improvement Area to assist
with revitalization of any declining corridors
o Differentiate suburban arterial corridors from new format retail with separate
land use designations
Mixed Use Designation
o Include restriction on development unless population threshold has been
achieved
o Include a requirement for a market study for all new proposed development
outside the downtown and main street corridors
o Include a provision to exempt site plan control in Mixed Use Corridors (i.e.,
BIAs) as a means to encourage revitalization in the main street areas
o Differentiate Mixed Use Corridors from Mixed Use Centres using separate land
use designations
City Centre Planning District – Mixed Use Policies
o Add a policy that directs major community, cultural, and similar facilities to the
downtown
o Add a policy regarding the need for a viable transition between tourist and nontourist oriented development
o Add a policy regarding the need for an economic development strategy and
broadening of the tourist-oriented development
o Add a policy regarding the need for special tools (e.g., flexible planning tools,
incentive programs, public investment), and monitoring with indicators (e.g.,
vacancy rate, new residential units, resident satisfaction) to help revitalize the
downtown
o Add a policy directing that special studies of the aforementioned issues be
undertaken and suitable amendments be incorporated into the OP
o Eliminate the need for feasibility analysis as a means to encourage commercial
development in the downtown
Other Land Use Designations
o

•

•

•

Although retail may already be established as an appropriate land use since the lands are designated
Commercial Corridor, the market study would justify that the floor space and type of retail proposed is
warranted.

2
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(Business Park) Modify the policy so that an analysis of market impacts on other
commercial areas is not exempt
Implementation Policies – Market Impact Assessment Requirements
o Modify the policy to make reference to the concepts of appropriateness/phasingin, distribution of space, and economic vitality
o Add specific reference to evaluating the impact of the proposed development on
the downtown core, main street areas, and designated nodes / clusters
o Add specific reference to ensuring that the proposed development does not
interfere with the achievement of targets (including but not limited to improving
vacancy rates, the development of a major new downtown attraction, and
attraction of new retail development downtown)
o Add reference to the market study being subject to a cost-recovered peer review
o Add reference to the CDSA and comparability of a specific market study to the
CDSA’s approach
Implementation Policies – Monitoring and Review
o Add reference to regular updates to the CDSA as a important planning tool for
economic vitality
o Add reference to the CSDA specifically looking at the balance of local and
regional serving retail facilities, and setting targets for each commercial area
o Add reference to an update of the CDSA once the population allocation and
secondary plan for Sandwich South have been finalized
Implementation Tools
o Add specific reference that, if desirable, would enable the City to use a Holding
Zone on excess designated and zoned commercial lands as a means to control
development outside the downtown and main street areas until the proposed
floor space was justified by a market impact study
o Add specific reference to a CIP area being encouraged for the downtown area or
any existing BIA
o

•

•

•

The next step in the process involves consolidating all the findings into a single Moving
Forward Synthesis Report. This will complete the Moving Forward phase of the work. The City
will then proceed with the Advancing Windsor’s Vision phase of work. This will involve
preparation of the Official Plan Amendment (which will include the recommended changes to
the commercial policies in the Official Plan) 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 Review

As the City changes, so must its 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 provincial 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. It must also be aligned with the City’s
Community Strategic Plan.

1.2

Official Plan Process

Windsor’s Official Plan Review project is framed around the theme of, “Looking Back, Moving
Forward, Advancing Windsor’s Vision.”
The City of Windsor has completed “Looking Back”, the first of three phases of the Official Plan
5-Year Review. The Looking Back work program was comprised of research and analysis that
identified, described and discussed the existing conditions, trends and known challenges that
face Windsor. The analyses of existing studies and recent legislative changes along with
stakeholder discussions, statistical analyses and field surveys were included in a series of
Looking Back Summary Reports and a Looking Back Synthesis Report, as follows: The Looking
Back Summary reports focused on seven specific areas and included:
Legislation;
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Social Conditions;
Economic Conditions;
Natural Environment;
Infrastructure;
Transportation; and,
Built Form.
The Looking Back Summary Report and the Looking Back Synthesis Report are available on the
City’s website at http://www.citywindsor.ca/002220.asp .
The second phase of the City’s Official Plan Review, “Moving Forward,” includes foundation
study components. Each study provides valuable direction for updating the City’s Official Plan
policies. The Moving Forward foundation studies include:
20-Year population, housing and employment projections;
20-Year employment land needs requirements;
20-Year residential land needs requirements;
Commercial demand and supply analysis;
Commercial land use policy review;
Natural areas policy review;
Residential intensification and redevelopment targets; and,
Affordable housing targets.

1.3

About the Commercial Land Use Policy Report

The purpose of the Commercial Land Use Policy report is to provide guidance and
recommendations for the updating of the commercial policies in the City of Windsor Official
Plan to support and strengthen the City’s commercial structure. In particular, the
recommendations are intended to provide a strategic focus on the development / intensification
and/or redevelopment of existing underdeveloped and undeveloped commercial designated
sites in existing nodes/clusters, corridors/mainstreets and the downtown as well as the re-use
/ re-tenanting of vacated commercial buildings in those areas. The recommendations are also
intended to tie the designation of new major commercial lands/sites to the performance of
Windsor’s existing commercial structure.
The following report is divided into five main sections. The first section provides an
introduction, outlining the City’s Official Plan process and the purpose of the report. The
second section describes the current commercial policies in the Official Plan. The third section
provides an overview of the City of Windsor Commercial Demand and Supply Analysis
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(CDSA) prepared by urbanMetrics in June 2008, specifically addressing the existing commercial
structure and its recommendations to strengthen and improve the structure. The fourth section
provides proposed land use and policy directions in order to implement the CDSA
recommendations. The fifth and final section outlines next steps.
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2.0 Windsor’s Existing Commercial Policy Structure
The City of Windsor Official Plan contains policies that guide the development of the
municipality, as well as specific policies for three main commercial designations: Commercial
Centre, Commercial Corridor and Mixed Use. In addition, commercial uses are permitted as
ancillary uses in Residential, Industrial, and Business Park Areas and in the City Centre
Planning District. The following sub-sections of this report describe these policies and provide
the land use mapping from the Official Plan that relate to these policies.

2.1

Development Strategy

The development strategy for Windsor consists of a vision, principles, and growth concept that
establish the direction for the rest of the Official Plan’s policies. The development strategy
includes policies for a vibrant economy in Windsor, which are summarized in the following
table.
Table 2.1: Relevant Development Strategy Policies
Vibrant Economy
Employment
Centres

City Centre

Community
Improvement

Windsor’s economy will be stimulated by active employment centres that serve the
larger census metropolitan area. These centres will cluster appropriate large-scale
employment, shopping and entertainment uses together to create exciting areas for
employment and investment. With convenient access to major transportation routes,
these centres will be transit friendly and poised to take advantage of Windsor’s role
as an international gateway.
The City Centre will continue to be the major focus of cultural, social and economic
activities. The City Centre is and will remain the heart of Windsor, serving as the
visual symbol of the entire community. A diverse mixture of businesses, cultural
venues, major government offices and entertainment destinations will strengthen
downtown as a major economic centre. The heart of our community will also provide
a liveable residential environment for a variety of people and be a welcoming arrival
point for visitors.
Revitalizing areas in transition will improve Windsor, while protecting the
community’s investment in infrastructure and other services. Community
improvement initiatives will strengthen neighbourhoods by providing new
businesses, homes and public spaces and by creating unique opportunities for
reinvestment in the community.
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Commercial Centre and Commercial Corridor Designations

According to the Windsor Official Plan, “Commercial lands provide the main locations for the
purchase and sale of goods and services. In order to strengthen Windsor’s economy, ensure convenient
access and address compatibility concerns, Commercial land uses are provided under two designations on
Schedule D: Commercial Centre and Commercial Corridor.” The objectives of the commercial
policies are:
•
•
•
•
•
•
•

Encourage the orderly development and distribution of commercial uses;
Ensure that a sufficient land supply for commercial purposes is maintained over the 20
year period of this Plan;
Improve existing commercial centres and corridors;
Locate commercial activities in areas which have sufficient and convenient access by all
modes of transportation;
Ensure that there are limited negative impacts of expanded commercial uses on adjacent
sensitive uses;
Ensure that commercial areas are designed to function as locations for social interaction;
and,
Accommodate an appropriate range of commercial uses for the trade area.

The Commercial Centre land use designation recognizes community or regionally serving
commercial uses, and applies to large sites where a number of uses can be located according to
a comprehensive development plan or nodal development at the intersections of Controlled
Access Highways and/or Arterial Roads.
Similarly, the Commercial Corridor land use designation identifies areas designed for vehicle oriented commercial uses, which take the form of commercial strips along Arterial and Collector
roads in Windsor. The intent of the Commercial Corridor policies is to strengthen identified
Commercial Corridors for retail and service uses.
The Mixed-use land use designation recognizes the main locations for compact clusters of
commercial, office, institutional, open space and residential uses. As mixed-use areas, they are
intended to serve as the focal point for the surrounding area, and have a distinctive character.
Table 2.2 on the following page is an excerpt of the relevant Official Plan policies. Figure 2.1
illustrates the land use designations as shown on Schedule D from the Official Plan.
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Table 2.2: Commercial Centre, Commercial Corridor and Mixed Use Designations in the City of
Windsor Official Plan
Commercial Centre
Permitted Uses
Primarily retail, wholesale store, entertainment, service oriented, and office uses
which are combined in an integrated form of development.
Ancillary Uses
May be permitted Open Space and Major Institutional use without requiring an
amendment to this Plan provided that:
(a) the ancillary use is clearly incidental and secondary to, and complementary with,
the main commercial use; and
(b) the development satisfies the policies for the proposed land use.
Form
Will be developed so as to promote the integration of uses, encourage multi-purpose
shopping trips and minimize the conflict between commercial use and residential
and other sensitive uses. Commercial Centres may include either:
(a) shopping centres or uses which function as a unit, often with common or
connected parking facilities; or
(b) nodal development at the intersection of Controlled Access Highways and/or
Arterial roads.
Locational
Shall be located where:
Criteria
(a) there is direct access to Class I or Class II Arterial roads;
(b) full municipal physical services can be provided;
(c) commercial related traffic can be directed away from residential areas; and
(d) public transportation service can be provided.
Evaluation
At the time of submission, the proponent shall demonstrate that a proposed
Criteria
commercial centre development is:
(a) feasible having regard to the other provisions of this Plan, provincial legislation,
policies and appropriate guidelines and support studies for uses:
(i) within or adjacent to any area identified on Schedule C: Development
Constraint Areas;
(ii) within a site of potential or known contamination;
(iii) where traffic generation and distribution is a provincial or municipal concern;
and
(iv) adjacent to sensitive land uses and/or heritage resources;
(b) in keeping with the goals, objectives and policies of any secondary plan or
guideline plan affecting the surrounding area;
(c) capable of being provided with full municipal physical services and emergency
services;
(d) provided with adequate off-street parking;
(e) compatible with the surrounding area in terms of scale, massing, height, siting,
orientation, setbacks, parking and landscaped areas; and
(f) acceptable in terms of the proposal’s market impacts on other commercial areas.
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Table 2.2: Commercial Centre, Commercial Corridor and Mixed Use Designations in the City of
Windsor Official Plan
Design
Guidelines

The following guidelines shall be considered when evaluating the proposed design
of a Commercial Centre development:
(a) the ability to achieve the associated policies as outlined in the Urban Design
chapter of this Plan;
(b) the profile of the development results in a gradual transition from lower profile
buildings to higher profile buildings and vice versa, on site and as it relates to
buildings adjacent to the Commercial Centre site;
(c) motorized vehicle access is oriented in such a manner that commercial related
traffic will be discouraged from using Local Roads where other options are available;
(d) pedestrian and cycling access is accommodated in a manner that is
distinguishable from the access provided to motorized vehicles and is safe and
convenient;
(e) the development design encourages and facilitates interaction between the
Commercial Centre and the adjacent area and enhances the function of the centre as
a community focal point;
(f) the development design facilitates access via public transportation;
(g) the development design provides a street presence; and
(h) the provision of appropriate landscaping or other buffers to enhance:
(i) all parking lots, and outdoor loading and service areas; and
(ii) the separation between the use and adjacent sensitive uses, where appropriate.
Site Plan Control Council shall require all development within areas designated as Commercial Centre
to be subject to site plan control, with the exception of Public Open Space uses.
Commercial Corridor
Permitted Uses
Uses permitted are primarily retail, wholesale store and service oriented uses and, to
a lesser extent, office uses.
Ancillary Uses
May be permitted Open Space and Major Institutional use without requiring an
amendment to this Plan provided that:
a) adult entertainment parlours provided that:
(i) such uses are a minimum of 150 metres from lands used or zoned for
residential, institutional or open space purposes; and
(ii) evaluation criteria is satisfied, with the exception that the
proponent demonstrate that the proposal’s market impact is acceptable; and
(b) Open Space uses subject to the policies of section 6.7.
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Table 2.2: Commercial Centre, Commercial Corridor and Mixed Use Designations in the City of
Windsor Official Plan
Street Presence

Infill &
Consolidation
New or Extended
Corridor

Locational
Criteria

Evaluation
Criteria

Council will encourage Commercial Corridor development to provide a continuous
street frontage and presence. Accordingly, development along a Commercial
Corridor shall be:
(a) no more than two storeys in height, except on lands immediately adjacent to an
intersection with a Class I or Class II Arterial Road or Class I or Class II Collector
Road where the height of the building(s) may be no more than six storeys in height;
and
(b) encouraged to locate the buildings at the street frontage lot line with parking
accommodated at the rear of the site.
Council shall promote the infilling and consolidation of existing
Commercial Corridors.
Council shall discourage the development of new Commercial Corridors or the
extension of existing Commercial Corridors and may only designate or extend a
Commercial Corridor when the Municipality is satisfied that the market impact of
the proposal on other commercial areas is acceptable.
Commercial Corridor development shall be located where:
(a) there is access to Class I or Class II Arterial Roads or Class I Collector Roads;
(b) full municipal physical services can be provided; and
(c) commercial related traffic can be directed away from residential areas.
At the time of submission, the proponent shall demonstrate to the satisfaction of the
Municipality that a proposed commercial development is:
(a) feasible having regard to the other provisions of this Plan, provincial legislation,
policies and appropriate guidelines and support studies for uses:
(i) within or adjacent to any area identified on Schedule C: Development
Constraint Areas and described in the Environment chapter of this Plan;
(ii) within a site of potential or known contamination;
(iii) where traffic generation and distribution is a provincial or municipal concern;
and
(iv) adjacent to sensitive land uses and/or heritage resources.
(b) in keeping with the goals, objectives and policies of any secondary plan or
guideline plan affecting the surrounding area;
(c) capable of being provided with full municipal physical services and emergency
services;
(d) provided with adequate off-street parking;
(e) compatible with the surrounding area in terms of scale, massing, height, siting,
orientation, setbacks, parking and landscaped areas; and
(f) acceptable in terms of the proposal’s market impacts on other commercial areas
(see Procedures chapter).
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Table 2.2: Commercial Centre, Commercial Corridor and Mixed Use Designations in the City of
Windsor Official Plan
Design
Guidelines

Site Plan Control

Corridor
Improvement
Neighbourhood
Involvement
Mixed Use
Permitted Uses

The following guidelines shall be considered when evaluating the proposed design
of a Commercial Corridor development:
(a) the ability to achieve the associated policies as outlined in the Urban Design
chapter of this Plan;
(b) the provision of appropriate landscaping or other buffers to enhance:
(i) all parking lots, and outdoor loading and service areas; and
(ii) the separation between the use and adjacent sensitive uses, where appropriate;
(c) as a general rule, the height of buildings are consistent with the height of
buildings which characterize the Commercial Corridor. Where Council deems it
desirable that higher profile development be permitted in an existing Commercial
Corridor, the development should be built at a human scale by utilizing one or both
of the following measures:
(i) treatment of the lower floors of building(s) to provide continuity; and/or
(ii) setting back the upper floors of building(s) from the street to avoid
overpowering effects at-grade;
(d) where possible, parking is located in the rear of the property to encourage
continuous building facades adjacent to the street; and
(e) measures are taken in site design which provide for ease of access for pedestrians
between the public sidewalk and building main entrances in a manner which is
distinguishable from access provided for vehicles.
Council shall require all development within areas designated as Commercial
Corridor to be subject to site plan control, with the exception of Public Open Space
uses.
Council will encourage and facilitate the creation and efforts of business
improvement associations within Commercial Corridor in accordance with the
provisions of the Municipal Act.
Council will encourage the improvement of areas designated as Commercial
Corridor to be undertaken in consultation with the surrounding neighbourhood.
Uses permitted in the Mixed Use land use designation include retail and service
commercial establishments, offices, cultural, recreation and entertainment uses, and
institutional, open space and residential uses, exclusive of small scale Low Profile
residential development.
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Table 2.2: Commercial Centre, Commercial Corridor and Mixed Use Designations in the City of
Windsor Official Plan
Form of Mixed
Use Areas

Locational
Criteria

Evaluation
Criteria

For the purpose of this Plan, Mixed Use development is further classified as follows:
(a) Mixed Use Corridors which occupy linear street frontages with commercial,
institutional and open space uses located immediately adjacent to the public right-ofway and residential uses located above grade; and
(b) Mixed Use Centres which are large sites developed according to a comprehensive
development plan or nodal developments at the intersection of Controlled Access
Highways and/or Arterial roads. This type of Mixed Use development provides a
regional, community or neighbourhood focal point with a pedestrian oriented
design.
Mixed Use development shall be located where:
(a) there is access to a Controlled Access Highway, Class I or Class II Arterial Roads
or Class I Collector Road;
(b) full municipal physical services can be provided;
(c) public transportation service can be provided; and
(d) the surrounding development pattern is compatible with Mixed Use
development.
At the time of submission, the proponent shall demonstrate to the satisfaction of the
Municipality that a proposed Mixed Use development is:
(a) feasible having regard to the other provisions of this Plan, provincial legislation,
policies and appropriate guidelines and support studies for uses:
(i) within or adjacent to any area identified on Schedule C: Development Constraint
Areas and described in the Environment chapter of this Plan;
(ii) within a site of potential or known contamination;
(iii) where traffic generation and distribution is a provincial or municipal concern;
and
(iv) adjacent to sensitive land uses and/or heritage resources.
(b) in keeping with the goals, objectives and policies of any secondary plan or
guideline plan affecting the surrounding area;
(c) capable of being provided with full municipal physical services and emergency
services;
(d) provided with adequate off street parking;
(e) pedestrian oriented;
(f) compatible with the surrounding area in terms of scale, massing, height, siting,
orientation, setbacks, parking and landscaped areas; and
(g) acceptable in terms of the proposal’s market impacts on other commercial areas
(see Procedures chapter).
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Table 2.2: Commercial Centre, Commercial Corridor and Mixed Use Designations in the City of
Windsor Official Plan
Design
Guidelines

Site Plan Control
Reduced Parking
Requirement

The following guidelines shall be considered when evaluating the proposed design
of a Mixed Use development:
(a) the ability to achieve the associated policies as outlined in the Urban Design
chapter of this Plan;
(b) the mass, scale, orientation, form, and siting of the development achieves a
compact urban form and a pedestrian friendly environment;
(c) at least one building wall should be located on an exterior lot line and oriented to
the street to afford direct sidewalk pedestrian access from the public right-of-way;
(d) permanent loading, service and parking areas should be located so as not to
significantly interrupt the pedestrian circulation or traffic flow on the public right-ofway or within a Mixed Use area;
(e) mid-block vehicular access to properties is generally discouraged and is
encouraged via a rear yard service road or alley;
(f) parking areas shall be encouraged at the rear of buildings;
(g) safe and convenient pedestrian access between buildings and public
transportation stops, parking areas and other buildings and facilities should be
provided;
(h) the development is designed to foster distinctive and attractive area identity;
(i) the public rights-of-way are designed to foster distinctive and attractive area
identity and to provide for vehicle use, regular public transportation service as well
as pedestrian and cycling travel; and
(j) integration of the development with the surrounding uses to contribute to the
unique character of the area.
Council will require all development within areas designated Mixed Use to be
subject to site plan control.
Council may establish off street parking standards to reflect public transportation
supportive designs or shared parking arrangements in Mixed Use developments.

Source: City of Windsor (2000). City of Windsor Official Plan.
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Figure 2.1: City of Windsor Official Plan: Schedule D - Land Use Map
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City Centre Planning District Designations

The City Centre Planning District, or the “downtown,” is one of the key commercial areas in
Windsor. A range of residential, entertainment/hospitality, major institutional, waterfront
recreation, public open space, business park, and mixed uses are contemplated. Figure 2.2
illustrates the land use designations for the City Centre Planning District as shown on Schedule
E from the Official Plan. The principal commercial policies for the City Centre planning district
are in the Mixed Use designation3. An excerpt of these policies is provided in the following
table.
Table 2.3: Current Commercial Policies1 in City Centre Planning District
Mixed Use
Permitted Uses

Evaluation
Criteria

Uses permitted in the Mixed Use land use designation identified on Schedule E: City
Centre Planning District include:
(a) in the areas also designated Medium Profile Area retail and service commercial
establishments, offices, culture, entertainment and open space uses, and residential
uses; and
(b) in the areas also designated High or Very High Profile Area retail and service
commercial establishments, offices, cultural, entertainment and open space uses, and
residential uses, exclusive of small scale Low Profile housing development.
At the time of submission, the proponent shall demonstrate to the satisfaction of the
Municipality that a proposed Mixed Use development within the City Centre
Planning District is:
(a) feasible having regard to the other provisions of this Plan, provincial legislation,
policies and appropriate guidelines and support studies for uses:
(i) within or adjacent to any area identified on Schedule C: Development Constraint
Areas and described in the Environment chapter of this Plan;
(ii) within a site of potential or known contamination;
(iii) where traffic generation and distribution is a provincial or municipal concern;
and
(iv) adjacent to heritage resources.
(b) in keeping with the goals, objectives and policies of any secondary plan or
guideline plan affecting the surrounding area;
(c) capable of being provided with full municipal physical services;
(d) provided with adequate off street parking;
(e) compatible with the surrounding area in terms of scale, massing, height, siting,
setbacks, parking and landscaped areas; and
(f) provided with residential uses above-grade, where appropriate.

There are policies that relate to commercial uses in a Business Park designation in the City Centre
District; however, these are cross-referenced to the Business Park polices that are discussed in Section 2.4
of this report.
3
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Table 2.3: Current Commercial Policies1 in City Centre Planning District
Mixed Use
Design
Guidelines

Site Plan Control
Reduced Parking
Requirement

The following guidelines shall be considered when evaluating the design of a
proposed Mixed Use development in the City Centre Planning District:
(a) the ability to achieve the associated policies as outlined in the Urban Design
chapter of this Plan;
(b) the mass and scale of buildings, and the extent to which their orientation, form,
and siting help to achieve a compact urban form;
(c) at least one building wall is located on an exterior lot line;
(d) permanent loading, service and parking areas should be located so as not to
significantly interrupt the pedestrian circulation or traffic flow on the public right-ofway or within a Mixed Use area;
(e) mid-block vehicular access to properties will generally be discouraged and
encouraged via a rear yard service road or alley;
(f) safe and convenient pedestrian access between buildings and public
transportation stops, parking areas and other buildings and facilities should be
provided;
(g) the public right-of-way should be designed to foster unique area identity and to
provide for vehicle use, efficient public transportation service as well as pedestrian
and cycling travel; and
(h) integration of the development with the surrounding uses to contribute to the
unique character of the area.
Council shall require all Mixed Use development within the City Centre Planning
District to be subject to site plan control.
Council may establish off street parking standards for Mixed Use development in the
City Centre Planning District to reflect public transportation supportive designs or
shared parking arrangements.

Source: City of Windsor (2000). City of Windsor Official Plan.
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Figure 2.2: City of Windsor Official Plan: Schedule E - City Centre Planning District
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Commercial Uses in Other Land Use Designations (Ancillary
Uses)

Commercial uses are contemplated as ancillary uses within other designations in the Official
Plan. Table 2.4 shows the commercial uses allowed in Residential, Industrial and Business Park
areas.
Table 2.4: Current Commercial Policies in Other Land Use Designations
Residential
Ancillary Uses

Evaluation
Criteria for
Neighbourhood
Commercial

(c) Neighbourhood Commercial uses subject to the provisions of policy 6.3.2.9
(Evaluation Criteria).
Neighbourhood Commercial uses include commercial uses which are intended to
primarily serve the day-to-day needs of residents within the immediate
neighbourhood or neighbourhoods.
Demonstrate that a proposed Neighbourhood Commercial development within a
designated Residential area is:
(a) feasible having regard to the other provisions of this Plan, provincial legislation,
policies and appropriate guidelines and support studies for uses:
(i) within or adjacent to any area identified on Schedule C: Development Constraint
Areas and described in the Environment chapter of this Plan;
(ii) adjacent to sources of nuisance, such as noise, odour, vibration and dust;
(iii) within a site of potential or known contamination;
(iv) where traffic generation and distribution is a provincial or municipal concern;
(v) adjacent to heritage resources; and
(vi) where market impact is identified as a municipal concern;
(b) in keeping with the goals, objectives and policies of any secondary plan or
guideline plan affecting the surrounding area;
(c) compatible with the surrounding area in terms of scale, massing, height, siting,
orientation, setbacks, parking and landscaped areas;
(d) capable of being provided with full municipal physical services and emergency
services; and
(e) provided with adequate off-street parking.

Dillon Consulting Limited - urbanMetrics Inc.
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Table 2.4: Current Commercial Policies in Other Land Use Designations
Use Design
Guideline for
Ancillary Uses

Industrial
Ancillary Uses

The following guidelines shall be considered when evaluating the proposed design
of an ancillary use:
(a) the ability to achieve the associated policies as outlined in the Urban Design
chapter of this Plan;
(b) the provision of appropriate landscaping or other buffers to
enhance:
(i) all parking lots, and outdoor loading, storage and service areas; and
(ii) the separation between the use and adjacent uses, where appropriate;
(c) motorized vehicle access is oriented in such a manner that traffic will be
discouraged from using Local Roads where other options are available; and
(d) pedestrian and cycling access is accommodated in a manner that is
distinguishable from the access provided to motorized vehicles and is safe and
convenient.
(b) convenience stores and restaurants provided that:
(i) by their size the uses are designed to serve the employees in the Industrial area;
and
(ii) the evaluation criteria of policy 6.5.3.7 are satisfied.
(c) adult entertainment parlours provided that:
(i) such uses are a minimum of 150 metres from lands used or zoned for residential,
institutional or open space purposes; and
(ii) the evaluation criteria of policy 6.5.3.7 are satisfied, with the exception of the
requirement that the proponent demonstrate that market impacts on other
commercial areas is acceptable.
(d) Motor vehicle sales; club; athletic or sports facility; wholesale store; the sale of
goods produced by an industrial use and accessory thereto; retail sale of building
supplies and materials, home improvement products, nursery products.
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Table 2.4: Current Commercial Policies in Other Land Use Designations
Evaluation
Criteria (policy
6.5.3.7)

Business Park
Ancillary Uses

At the time of submission, the proponent shall demonstrate to the satisfaction of the
Municipality that a proposed commercial development is:
(a) feasible having regard to the other provisions of this Plan, provincial legislation,
policies and appropriate guidelines and support studies for uses:
(i) within or adjacent to any area identified on Schedule C: Development Constraint
Areas and described in the Environment chapter of this Plan;
(ii) within a site of potential or known contamination;
(iii) where traffic generation and distribution is a provincial or municipal concern;
and
(iv) adjacent to sensitive land uses and/or heritage resources.
(b) in keeping with the goals, objectives and policies of any secondary plan or
guideline plan affecting the surrounding area;
(c) capable of being provided with full municipal physical services and emergency
services;
(d) provided with adequate off-street parking;
(e) compatible with the surrounding area in terms of scale, massing, height, siting,
orientation, setbacks, parking and landscaped areas; and
(f) acceptable in terms of the proposal’s market impacts on other commercial areas
(see Procedures chapter).
(b) convenience stores, gas bars, service stations, personal services, restaurants,
warehouse, wholesale store and financial institutions which, by their size are
designed to serve the employees in the Business Park and which have access to an
Arterial or Collector road;
(d) retail sale of goods produced on-site by a permitted use provided that such retail
space does not exceed 20% of the gross floor area of the main use. This limitation
may be reduced or eliminated by Council having given consideration to the
following:
(i) the evaluation criteria established in policy 6.5.3.7; and
(ii) the proponent demonstrates to the satisfaction of the Municipality that any
market impacts on other commercial areas are acceptable (see Procedures chapter).
(e) adult entertainment parlours provided that:
(i) such uses are a minimum of 150 metres from lands used or zoned for residential,
institutional or open space purposes; and
(ii) the evaluation criteria established in policy 6.5.3.7 are satisfied, with the exception
of the requirement that the proponent demonstrate that market impacts on other
commercial areas is acceptable.
(f) Clubs, health studios.

Source: City of Windsor (2000). City of Windsor Official Plan.
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Implementation Policies and Implementation Tools Related to
Commercial Development

The implementation policies in Section 10 of Windsor’s Official Plan identify the requirements
for special studies that are necessary to appropriately evaluate the wide range of development
that occurs in Windsor. In particular, the requirements for a Market Impact Assessment for a
proposed commercial development are outlined; these requirements are provided below.
Table 2.5: Market Impact Assessment Requirements for Commercial Development
Market Impact Assessment
Purpose
The purpose of a Market Impact Study is to determine if a proposal is feasible and to
identify land use problems that may arise as a result of a proposed commercial
development. It is not intended to reduce competition.
Study
Where a Market Impact Assessment is required, such a study should:
Components
(a) describe the appropriateness of the site for the proposed retail development in
terms of location and access;
(b) demonstrate the need for the proposed retail development in the specific location
(c) define the type of retail uses proposed
(d) delineate a suitable trade area for the proposed retail development together with
a description of the methodology and reasoning;
(e) identify and evaluate the retail environment within which the proposed retail will
directly and indirectly compete;
(f) determine the market impact on competing retail facilities;
(g) include an inventory of competitive retail service and vacant space within the
trade area;
(h) current and projected population figures for the trade area;
(i) per capita expenditures of trade area residents;
(j) level of market share forecast;
(k) anticipated expenditures from outside the trade area;
(l) estimated sales performance of directly competitive facilities; and,
(m) identify reuse possibilities for the proponent’s existing retail facility within the
trade area if it is to intended to be vacated in favour of the proposed new retail
development.
(n) determine whether residual growth is available in the market to support the
revitalization of downtown and nearby main streets;

Section 10.9 of the Official Plan identifies the monitoring and review requirements. These
requirements ensure the continued relevance of the OP in view of changing social, economic
and environmental conditions during its planning horizon.

Dillon Consulting Limited - urbanMetrics Inc.

Page 19

The City of Windsor
Official Plan Review

Commercial Land Use Policy Report
September 2009

Section 11 of the Official Plan outlines a wide variety of tools that the municipality can use to
control and guide development in order to achieve Windsor’s vision, principles and growth
concept. The tools relevant to commercial development include:
•
•
•

Secondary Plans;
Zoning (in particular, Holding Zone provisions); and,
Community Improvement.
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3.0 Commercial Demand and Supply Analysis
The City of Windsor Commercial Demand and Supply Analysis (CDSA) was undertaken by
urbanMetrics in 2008. The CDSA provides: (i) an overall assessment of the market growth
available for new retail development; and, (ii) recommendations as to the amount, scale,
locations and formats for retail growth in Windsor. The information from the study will help
ensure that residents and visitors to Windsor are adequately served by commercial facilities,
while bolstering the vitality of the municipality’s important existing commercial nodes such the
City Centre and main street commercial districts. This section summarizes the main research,
analysis, and findings contained in the CDSA report prepared by urbanMetrics

3.1

Existing Commercial Structure

The City of Windsor’s commercial structure has a very linear configuration without a clear
spatially defined commercial hierarchy. Historically, Windsor’s commercial structure has been
greatly influenced by its arterial road pattern. Windsor has regional serving clusters around
Tecumseh Mall, Devonshire Mall and in the south end at Walker Road and Hwy 401. In recent
years, the City’s retail structure has been influenced by the significant trend towards large
format retailing which has occurred in North America since the 1990’s. This trend has resulted
in the development of large format regionally situated retail facilities to the near exclusion of
other types of retailing, such as enclosed shopping centres and local smaller scale shopping
facilities.
The City and urbanMetrics conducted a commercial inventory in 2007, where the City was
divided in 41 distinct clusters and classified in seven functional classifications. Table 3.1
summarizes the characterization of retail by function as described by the report:

Table 3.1: City of Windsor Commercial Functional Classification
Functional
Classification

Description

City Centre

This recognizes the definition of the City Centre identified
in the Official Plan. The City Centre Planning District is
the focus of major economic, social and cultural activities
and functions as an international gateway and an arrival
point for visitors.

Dillon Consulting Limited - urbanMetrics Inc.
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Table 3.1: City of Windsor Commercial Functional Classification
Functional
Classification

Description

Regional
Centre

Refers to the two largest enclosed shopping centres in
Windsor which serve the entire City: Devonshire Mall and
Tecumseh Mall. In addition, Walker Road Power Node,
which consists of free-standing large format retailers, is
also considered a regional centre.
This category primary serves only a portion of the City
and is comprised of the smaller power centre and the
Dougall Square shopping centre.
These corridors are found along the major arterial
roadways in the City, including a wide range of retail uses
accessed predominantly by automobile.
The Main Street category consists of pedestrian retail
corridors located in the central part of the City of
Windsor, mostly originated from the former
municipalities which now form part of the City. Main
Street corridors include Erie Street, Sandwich Street, Ford
City (Drouillard St.), Ottawa Street, Seminole Street,
Wyandotte Street and University Street. This is an
important category in terms of neighbourhood-based
retail and services for surrounding residents.
This cluster is located at the intersection of E.C. Row
Expressway and Central Avenue and comprises a large
amount of service space, including professional firms,
financial, personal and business services.
Other commercial developments spread out through the
city, which are not included in the above clusters.

Sub-regional

AutomobileOriented
Main Street

Industrial

Other
Total

Area
(square
feet)
3,690,600

Vacancy
Rate

1,285,800

14%

4,446,300

10%

2,573,500

18%

608,900

14%

275,700

21%

14,276,300

12%

4%

Source: UrbanMetrics Inc., June 2008. City of Windsor CDSA.

As indicated in Table 3.1, Windsor has 14.3 million square feet of retail space, with automobileoriented (i.e. arterial commercial thoroughfares) as the largest category with 31% of the total
retail floor space. The second largest category of retail space is the Regional Centre,
representing about 26% of the total. Main Street is the third largest category with 18% of the
total. According to the urbanMetrics report, the commercial space inventory includes about 1.5
million square feet of Food Store Retail (FSR) space; 5.7 million square feet of Non Food Store
Retail (NFSR) space; 5.0 million square feet of Service space; 0.4 million square feet of Other
Retail space; and, 1.7 million square feet of vacant space.
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In terms of vacant retail space in the city, the overall vacancy rate is estimated at 12%, which is
considerably higher than the desirable rate of 5% considered indicative of a balanced market.
Most of the vacant spaces are located in the central part of the City (City Centre with 25%
vacancy rate) and the Main Street clusters (18%).
It is important to recognize that the inventory was undertaken prior to the recession, and
resulting restructuring of the automobile industry, which initiated in the later part of 2008, and
impacted Windsor particularly hard. It is likely that vacancy rates throughout the City have
increased since that time.
Figure 3.1 on the following page illustrates the geographical location of the different
commercial nodes by function.
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Figure 3.1: City of Windsor Commercial Nodes

Source: UrbanMetrics Inc., June 2008. City of Windsor CDSA.
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Regarding the geographical distribution of commercial space by area, Figure 3.2 indicates that
the largest concentration is located in the South-West (Ward 1), which contains two regional
nodes. On the other hand, the smallest concentration is located in the North-East (Ward 5).
Some important differences can be found when comparing the location of the retail/service
space with the Ward’s population. Ward 3 locates about 27% of the commercial space
(including the City Centre) while accounts for only 17% of the population. In contrast, Ward 5
contains 23% of the population, but only 13% of commercial space, although Tecumseh Mall
(City’s second largest enclosed shopping centre) is located in this Ward.
Figure 3.2: Geographical Distribution of Commercial Space by City Ward

Source: UrbanMetrics Inc., June 2008. City of Windsor CDSA.

The downtown area, which is mostly located in Ward 2, exhibits an alarmingly high vacancy
rate of 25%. This area requires special attention due to its strategic importance to the City as an
international gateway, as major business and employment node, and as the symbolic heart of
Windsor. Not only does downtown suffer from a high vacancy rate, but the consumer research
undertaken as part of this study also suggests that a high proportion of residents believe that
downtown Windsor no longer reflects their interests and culture. A telephone survey
conducted by urbanMetrics revealed that many respondents view downtown is a casino and
entertainment area serving only tourists. Moreover, almost 25% of respondents affirmed that
they would visit the area more often if there were fewer bars.
In addition, Windsor has a number of pedestrian oriented main street areas which largely
originated from the historic towns and municipalities that now are part of the broader City.
According to the urbanMetrics report, although some of main streets are relatively healthy (but
still at risk), such as Erie Street and Wyandotte Street, many other neighbourhood retail streets
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are struggling with deteriorated buildings, vacant stores and low-income tenants (i.e. Ford City
and University Avenue). The deterioration of these main streets can, to some extent is
explained by the large investment in commercial development that has occurred on peripheral
greenfield sites and around regional shopping nodes in recent years. Effectively the
requirements of big box retailing have seen a marked shift in investment away from
neighbourhood retailing, in favour of stores and retail areas. Given the current focus on
intensification, smart growth and sustainable urban formats in Provincial planning policies,
combined with the influence of these commercial streets on neighbourhood liveability, the need
to re-establish the vibrancy of the City’s main streets cannot be understated.
In order to address the deterioration and high vacancy rate of the commercial areas in the City
businesses have formed Business Improvement Areas (BIAs). BIAs are non-profit associations
of property and business owners within spatially defined districts in commercial areas, mostly
located in central part of Windsor. The purpose of the BIAs is to stimulate local business
environment within their districts through promotion, beautification, and other development
activities. BIAs are recognized in Windsor's Community Strategic Plan and its Official Plan as
organizations that contribute to community and business development. Windsor currently has
nine BIAs as follows:
•
•
•
•
•
•
•
•
•

Downtown Windsor Business Improvement Association;
Ford City Business District;
Walkerville BIA;
Olde Riverside Town Centre;
Olde Sandwich Towne Business Association;
Ottawa Street Business Improvement Area;
Pillette Village BIA;
Via Italia / Erie Street BIA; and,
Wyandotte Towne Centre BIA.

Figure 3.3 shows the location of Windsor’s BIAs.
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Figure 3.3: Geographical Distribution of Commercial Space by City Ward

Source: City of Windsor Business Improvement Areas (2005). www.citywindsor.ca
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With the increased popularity of large format retail and lower cost merchandising, freestanding/big box retail has been absorbing most new market growth in Windsor, while also
eroding the market for existing traditional centres and main street retailing. The following are
the retail formats that are present in Windsor (see Table 3.2 for detailed distribution):
•

•

•

•

Free-Standing/Big-Box: Includes large retail formats (i.e., power centres, big box
clusters, and free-standing big box retail stores). This category comprises 3.5 million
square feet and has a vacancy rate of 5%.
Enclosed Shopping Centre: Refers to the enclosed shopping centre, traditionally
anchored by one or more department stores. Windsor has three enclosed shopping
centres: Devonshire Mall, Tecumseh Mall and Dougall Square. This category comprises
1.4 million square feet and has a vacancy rate of 2%.
Strip Plaza: This category includes auto-oriented centres with open formats and on-site
parking. These centres are generally less than 100,000 square feet and are located on
major arterial roads, attracting costumers from local areas. This category comprises 2.9
million square feet and has a vacancy rate of 9%.
Other: Traditional main strips, the Central Area, small free-standing stores and at-grade
retail stores within mixed use buildings. This category is mostly located in the Central
Area and on main streets. This category comprises 6.5 million square feet and has a
vacancy rate of 19%. In addition, 50% of the space is dedicated to Services, which is
considerably higher than the average for the city (35%).

Table 3.2: Distribution of Commercial Space by Format and Major Store Type

Source: UrbanMetrics Inc., June 2008. City of Windsor CDSA.

Regarding the distribution on a per capita basis, the City has over 60 feet of retail space per
capita. This is relatively high, when compared with other Ontario cities, but it might explained
by Windsor’s role as a regional service centre and tourism hub.

3.2

Demand Considerations

Based on the population projections prepared for the City by Lapointe Consulting in 2007, the
City’s population is anticipated grow by approximately 50,000 residents between 2007 and 2031,
to a level of 270,000. This growth represents average annual of approximately 1% per year. In
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addition, urbanMetrics estimated that the City serves a trade area that encompasses the entire
County of Essex. The total trade area population is estimated to reach about 495,000 persons by
2031, which represents an increase of approximately 100,000 persons from 2007.
Even though Windsor provides retail and service to the entire Essex County, the main
expenditures come from the City’s residents, representing about 70% of non-food retail sales.
Other County residents and tourist/visitors from outside the County represent only 20% and
10% of the sales respectively. In addition, cross border shopping of non-food retail goods (both
in-bound and out-bound) is marginal. Cross border shopping by Windsor residents is
concentrated mainly in the apparel sector, where 11% of their spending is made in US stores.
It is also important to consider the economic challenges that the City of Windsor is confronting,
which are affecting the retail sector. The City faces uncertainly given the employment losses in
the manufacturing industry, primarily in the automotive sector, one of the City’s main
employers. The automotive sector is facing major restructuring from the three largest North
American automakers. In addition, Windsor’s tourism and hospitality sector is also at risk due
to increased competition from Michigan gaming establishments; new border crossing
requirements; the US economic slowdown; and uncertainty in the value of the US dollar. We
would, therefore, recommend that the Lapointe projections be treated with caution, particularly
in the short term, until greater certainty can be applied to the local economy.
Regarding the geographic allocation of the future demand for commercial space, a significant
portion of future population growth in Windsor is expected to occur in Sandwich South
Planning District, which could accommodate about 32,0004 residents or approximately 60% of
the City’s future growth potential by 2031. Consequently, most of the future retail space in
Windsor will be required to serve the future population of Sandwich South. Table 3.3 shows the
allocation of the future potential commercial development:

Based on 2006 demand and supply estimates for Sandwich South by Stantec Consulting. A minor
adjustment to the allocation has been made due to the need for additional lands in the West to
accommodate the international bridge crossing.

4
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Table 3.3: Allocation of the Future Potential Commercial Development by 2031
Area
Central (includes the downtown core
and eight main street areas)

Population
Growth by 2031
5,000
10 %

East (location of the Twin Oaks
development – 1,000,000 square foot)

6,000

12 %

West (already has applications for the
Windsor Raceway retail development
and two large format home
improvement stores)
Sandwich South (green field
community still in the planning stage)

8,000

15%

32,000

63%

Commercial Space Allocated
500,000 square feet: the majority would
involve intensification and up-take of
vacant space
1.6 million square feet: Twin Oaks
would be well positioned to serve
Sandwich South District and the Region.
If all or part of the space proposed for
Twin Oaks is not approved, the unbuilt
space could be reallocated to Sandwich
South.
1.1 million square feet: Potentially
includes 700,000 square feet of space
already proposed in the area.
900,000 square feet: It will require a full
commercial structure. Its population
will be served in part by the existing
commercial infrastructure elsewhere in
the City.

Source: UrbanMetrics Inc., June 2008. City of Windsor CDSA.

3.3

Additional Warranted Retail Space

The warranted additional commercial space refers to the demand for additional space to 2031
generated by three main elements: population growth; real growth in per capita spending; and,
the City’s ability to capture market shares from other locations in the Trade Area and beyond.
The City will require over 4 million square feet (375 acres) of addition retail and service space to
2031. Table 3.4 summarizes the warranted additional retail space to 2031:
Table 3.4: Additional Warranted Retail Space (Square Feet GLA)
Food Store Retail
Non Food Store Retail
Other Retail/Services
Total (Square Feet)
Total (Acres)

2011
44,000
437,000
72,900
554,000
50

2016
142,000
1,011,000
358,900
1,512,000
140

2021
241,000
1,467,000
689,900
2,398,000
220

2026
335,000
1,892,000
1,057,700
3,285,000
300

2031
417,000
2,263,000
1,405,500
4,086,000
375

Source: UrbanMetrics Inc., June 2008. City of Windsor CDSA.
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Supply Considerations

The new commercial growth in Windsor has mainly involved big box retail outlets and power
centres, which is a trend that has been taking place in most Ontario municipalities and in many
North American cities. Since residential growth in Windsor is primarily occurring in greenfield
areas, most of the big box retailing and power centres tend to locate in new communities away
from the central core and established neighbourhoods. These larger commercial formats have
been replacing smaller community oriented retail formats, which are often too small or have
insufficient access to accommodate large retail stores. In terms of geographical distribution over
the past few years, the fastest growing commercial area has been in the south sector, in the
vicinity of Highway 401.
At the time of the CDSA, the City of Windsor had approved over 800,000 square feet of
commercial space, which consisted of a number of new large format commercial developments,
including big box stores along Walker Road as well as in the west-end near the Town of LaSalle.
One of those developments, Windsor Raceway, which accounts for 420,000 square feet, has been
appealed to the Ontario Municipal Board (OMB). Assuming that the Windsor Raceway
development is approved by the Ontario Municipal Board and added to the existing inventory,
the retail space supply will exceed projected demand in 2011 by more than 250,000 square feet.
Recognizing that most of the approved space will be in the retail category, as opposed to
services (e.g. restaurants, hair salons, banks, etc.), the excess in the pure retail space category
will be closer to 330,000 square feet by 2011. Consequently, the need for new commercial
designation will not take place until after 2011. Since that time, lands which could
accommodate an estimated 800,000 square feet of commercial space have been designated for
Commercial Centre and Commercial Corridor uses through the East Pelton Secondary Plan.
Additional commercial space could be accommodated in Mixed Nodes established by this plan.
In addition, to space already approved by the City, full approvals are still pending on a
development application for 1,000,000 square feet in southeast Windsor (Twin Oaks Centre).
The potential supply also includes 400,000 square feet of approved future expansions in existing
shopping centres; about 500,000 square feet of vacant commercial space (projecting a reduction
of vacancy rate from 12% to 8%); and, about 750,000 of commercial space in vacant designated
commercial land (69.1 acres at 25% coverage).
The total potential supply of commercial space by 2031 now amount to 4.3 million square feet,
when adding new committed space (0.8 million square feet), uncommitted space (1 million
square feet) and other approved space (2.5 million square feet, including take up of vacant
space, vacant designated commercial land and expansion of existing lands). Considering that by
2031 there will be a demand for approximately 4.1 million square feet of additional retail and
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service space, all of the potential demand will have been accounted for. In other words, if all
approved and proposed space is developed and the City’s vacancy rate is reduced to 8%5, there
would not be sufficient demand to warrant any additional designations to 2031. However,
additional long term potential may be freed up depending on (a) whether the Windsor Raceway
proposal is approved by the OMB; (b) whether Twin Oaks is approved and developed; and (c)
whether the designated vacant commercial sites are ultimately developed.
At the same time, it must be recognized that the demand is predicated on potentially optimistic
population projections, and there may be a desire to reduce the vacancy rate further to a more
balanced rate of 5%.

3.5

Key Recommendations from the Commercial Demand and
Supply Report

Table 3.5 contains a summary of the recommendations from the City of Windsor CDSA and
their implications for Official Plan commercial policies. Overall, these recommendations intend
to strengthen and revitalize the role of the downtown core and the main street corridor and to
create a balanced development of new commercial areas, considering population growth,
demand and economic development, among other factors.
Table 3.5: Recommendations from the CDSA and Implications for the Official Plan
Recommendation
“1. In that the City has already approved more
commercial space than would be required to at least
2011, we would recommend that no approval for
additional commercial space in the City be made that
would result in new commercial development within
the next five years. This should not apply to
development in the downtown and main street areas
which would serve to strengthen these important
commercial districts.”

Implications for the Official Plan
1A. Focus on the strategic approval of
commercial development on lands/sites in
the City that are currently designated for
commercial.
1B. No redesignation of new lands for
commercial in the City be made outside the
downtown and main street areas until 2011
or until the need for such development has
been assessed through a subsequent CDSA.
1C. New commercial development needs to
be encouraged /facilitated in the downtown,
main street and commercial corridors.

5

This is still above the 5% rate which is characteristic of a balanced market.
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Table 3.5: Recommendations from the CDSA and Implications for the Official Plan
Recommendation
“2. At present all potential demand to 2031 would be
consumed through existing designated sites, the take
up of existing vacant space to a level of 8%, and
applications still pending a decision. Although not all
of this space may be developed, the City should
exercise caution when reviewing applications for new
commercial space. Due to limited and uncertain growth
prospects in Windsor, combined with high vacancy
levels, the premature approval of new commercial
space will result in sales decline and closures in
existing commercial areas, particularly on the City’s
Main Street commercial districts and the downtown.
Accordingly, new commercial development approvals
must be tied to future population growth.”

Implications for the Official Plan
2A. New commercial development approvals
must be tied to future population growth and
a review of the status of vacant designated
commercial lands and commercial
applications.

“3. Significant policy attention should be focused on
the downtown core to ensure its revitalization. New
investment is required in facilities and activities
oriented to the Windsor population. Building up the
non-tourist segments of the downtown market should
be a goal for future policies and programs. This could
include incentives to encourage new downtown
residential development and economic development
targets aimed at attracting new businesses and
institutions specifically downtown. New education,
cultural, recreation and entertainment venues should
be a part of this strategy.“
“4. The future approval of new retail space should be
tied to ensuring that new growth is available to fill
vacancies in the downtown core and to enhance the
overall non-tourist commercial retail structure of the
core. The urgency of revitalizing the downtown area
may involve more stringent policies than are typically
employed in other municipalities. Whereas the
commercial policies for new commercial developments
often indicate that they may be approved providing the
new facilities do not “impact the core”, Windsor should
ensure that not only is the core not impacted, but that
additional growth is available to strengthen the core.”

3A. Revitalize the downtown core and create
incentives for investment in facilities and
activities oriented to the Windsor population
through the preparation and implementation
of Community Improvement Plan(s).
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2B. Need to update the Commercial Demand
and Supply Analysis as part of the
mandatory 5-year Official Plan Review to
assess the need for new commercial based on
current and projected population growth and
economic considerations.

3B. Ensure that the downtown is the
preferred location for major community
facilities.

4A. New commercial developments may be
approved providing the new facilities do not
impact the downtown core and main street
areas as demonstrated through Market
Impact Studies that address the requirements
of the CDSA.
4B. The future approval of new retail space
should be tied to ensuring that new growth is
available to fill vacancies in the downtown
core and main street areas and to enhance the
overall non-tourist commercial retail
structure of the core.
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Table 3.5: Recommendations from the CDSA and Implications for the Official Plan
Recommendation
“5. In that there is a significant conflict between the
existing tourist activities downtown and Windsor
residents, a strategy should be put in place to separate
and buffer tourist uses from other parts of the core area.
This may involve a combination of zoning restrictions,
liquor licensing, and urban design treatments.”

“6. An economic development strategy should also be
put in place to broaden the tourist market downtown.
This would serve two purposes: First to protect
Windsor’s tourist industry from further erosion of the
US market and secondly soften the conflicts between
the tourism and residential markets.”

“7. The main street areas are vital components of the
City’s commercial infrastructure and should receive
significant policy attention to ensure that they have an
opportunity to fill vacancies and bolster their market
support. Strategies should be aimed at building up
local and regional support through intensification,
urban design, and marketing. As with the downtown
core, planning for future commercial facilities should
ensure that new growth can still be directed towards
the existing main streets.”

Dillon Consulting Limited - urbanMetrics Inc.

Implications for the Official Plan
5A. Develop a strategy to separate and buffer
tourist uses from other parts of the core area
that may include zoning restrictions, liquor
licensing, and urban design treatments.
5B. Implement the applicable
recommendations of the strategy in the
Official Plan
6A. An economic development strategy
should be put in place to broaden the tourist
market downtown and to improve its
relationship with the residential markets.
6B. Implement the applicable
recommendations of the strategy in the
Official Plan
7A. Encourage/direct growth and
development opportunities into the existing
main streets.
7B. Utilize/prepare Community
Improvement Plans to encourage/support
development/redevelopment/improvements
in the existing main street areas.
7C. Encourage/support the activities of the
Business Improvement Areas to
revitalize/improve their main street areas.
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Table 3.5: Recommendations from the CDSA and Implications for the Official Plan
Recommendation
“8. To guard against the further erosion of existing
retail areas and to ensure that sufficient market
opportunity is available to facilitate the revitalization
of the downtown and main streets, Windsor should
take a more cautious approach to approving new
development. This should involve the requirement for
peer reviewed market and impact studies, and phasing
in proposed commercial space using future market
demand as an indicator as to when new development
may be justified.”

Implications for the Official Plan
8A. Require studies that justify the approval
of new retail development outside the
downtown core and the main street
corridors, including peer reviewed market
and impact studies and phasing in proposed
commercial space.
8B. The requirements for market studies for
future retail development are to be prepared
to address the CDSA as the baseline study.
8C. New major greenfield development on
commercial designated lands should be
accommodated through a secondary plan,
that provides for a phasing strategy and a
comprehensive concept plan to minimize
piecemeal development.
8D. Clear differentiation should be made
between retail development and industrial
type development.

“9. While it is difficult to forecast how retail formats
will change in the future, demographic, economic and
environmental trends suggest that there will be some
shift away from consumptive large format retailing
towards more compact formats better situated with
respect to residential neighbourhoods. Planning for
new growth areas, such as Sandwich South should
ensure that there is a balanced supply of local and
regional serving retail facilities.”

9A. Encourage the sustainable development
of new growth areas, such as Sandwich
South, to ensure that they are developed with
a balanced supply of local and regional
serving retail facilities.

“10. As population is a significant determinant of the
demand for future commercial space, the City should
undertake to allocate its population projections on a
small area basis, including an allocation to Sandwich
South. The recommendations of this study should be
reviewed in light of the City’s allocation.”

10. The next Population and Housing
Projection Study undertaken for the City
should allocate population projections on a
small area basis, including an allocation to
Sandwich South, in order to determine the
demand for future commercial space on each
area.
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9B. Ensure that the future updates of the
CDSA specifically look at the balance of local
and regional serving retail facilities
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Table 3.5: Recommendations from the CDSA and Implications for the Official Plan
Recommendation
“11. There is considerable economic uncertainty in the
Windsor market. As a result, space projections should
be treated with caution. This is also true, because, over
the mid to longer term, they will be dependent on
servicing Sandwich South and meeting the population
projections. Furthermore, the existence of the airport
may restrict the extent of residential development that
may occur in Sandwich South. Once a Secondary Plan
has been finalized for Sandwich South, more clarity
will be provided regarding the City’s population
projections.”

Implications for the Official Plan
11A. The projected need for retail space
should be reviewed once the Sandwich South
Secondary Plan has been finalized and the
population allocation for Sandwich South has
been finalized.
11B. The CDSA needs to be updated at
minimum every 5 years as part of the
mandatory Official Plan review.

Source: UrbanMetrics Inc., June 2008. City of Windsor CDSA.
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4.0 Policy Directions and Recommendations
This section of the report provides the policy direction for upcoming changes to the Official
Plan in order to implement the CDSA recommendations. Table 4.1 provides a detailed review
of the existing policy framework, CDSA recommendations, and policy direction / mapping
revisions. A summary of all the recommendations is provided in Section 4.1 of this report.
As noted previously, the recommendations are intended to provide a strategic focus on the
development / intensification and/or redevelopment of existing underdeveloped and
undeveloped commercial designated sites in existing nodes/clusters, corridors/mainstreets and
the downtown as well as the re-use / re-tenanting of vacated commercial buildings in those
areas. As well, in view of the current state of the local economy and the ample supply of
commercial designated sites and vacant commercial retail units/buildings in the City’s nodes,
mainstreets and downtown, the recommendations are intended to tie the designation of major
new commercial lands to the performance of Windsor’s existing commercial structure.

4.1

Commercial Policy Evaluation Table

Table 4.1: Commercial Policy Evaluation Table
Policy Framework

Applicable OP Implications
from the CDSA

Policy Direction and/or Mapping Changes

Development Strategy –
Vibrant Economy
Employment Centres

8D

City Centre

3A, 5A, 6A

Create an additional goal statement that
addresses commercial development separate
from employment
Make reference to enjoyment of the city
centre by both tourists and residents

1A, 1C, 3A, 4B

Community
Improvement

1C

7C

Dillon Consulting Limited - urbanMetrics Inc.

Make reference to reducing the vacancy rate
and increasing the supply of retail space in
the downtown
Make reference to priority areas for
improvement
Make reference to working in partnership
with BIAs when conducting studies, creating
programs, and implementing improvements
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Table 4.1: Commercial Policy Evaluation Table
Policy Framework
New component

Applicable OP Implications
from the CDSA
2A, 2B, 8A, 8B, 9A, 10, 11A

Policy Direction and/or Mapping Changes
Add a new subsection that encourages
development / intensification and/or

redevelopment of existing
underdeveloped and undeveloped
commercial designated sites in existing
nodes/clusters, corridors/mainstreets
and the downtown as well as the re-use
/ re-tenanting of vacated commercial
buildings in those areas. Include reference
to approval of retail development based on
local population allocations, once small area
population projections are undertaken
and/or the Sandwich South Plan is
completed. Include reference to the approval
of retail development consistent with the
CDSA, as updated.
Commercial Centre
Designation
Permitted Uses and
Ancillary Uses
Form and Locational
Criteria

n/a

n/a

n/a

n/a
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Table 4.1: Commercial Policy Evaluation Table
Policy Framework
New component: “New
or Extended Centre”

Evaluation Criteria

Applicable OP Implications
from the CDSA
1B, 2A, 8A

1B, 2A

8A

Policy Direction and/or Mapping Changes
Add a new subsection to indicate that no
new major commercial designations or major
designation expansions will be allowed until
the appropriate thresholds of population
and/or warranted floor space and/or retail
vacancy rate in the downtown, main street
areas, and designated nodes / clusters have
been reached unless justified by a market
study; no minor designation expansions
which would have a trade area overlapping
that of a vulnerable main street area will be
allowed unless justified by a market study
Include restriction on development unless
population threshold has been achieved
Include a requirement for a market study6 for
all new proposed development outside the
downtown, main street areas, and designated
notes / clusters
Include a requirement for development to be
coordinated with adjacent built-out sites to
minimize a piecemeal pattern
n/a
Differentiate major retail development from
major employment with separate land use
designations

Design Guidelines

8C

Site Plan Control
Map Schedule D

n/a
8D

Commercial Corridor
Designation
Permitted and Ancillary
Uses
Street Presence

n/a

n/a

1A

Infill & Consolidation

n/a

Allow taller buildings to be considered
where appropriate, as a means to encourage
revitalization in any declining arterial
commercial corridors
n/a

Although retail may already be established as an appropriate land use since the lands are designated
Commercial Centre, the market study would justify that the floor space and type of retail proposed is
warranted.

6
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Table 4.1: Commercial Policy Evaluation Table
Policy Framework
New or Extended
Corridor

Locational Criteria
Evaluation Criteria

Applicable OP Implications
from the CDSA
1B, 2A, 8A

n/a
1B, 2A

8A

Design Guidelines

8C

Site Plan Control
Corridor Improvement

n/a
1C

Neighbourhood
Involvement
Map Schedule D

n/a

Mixed Use Designation
Permitted Uses
Form of Mixed Use
Areas

Policy Direction and/or Mapping Changes
Revise the policy to indicate that no new
major commercial designations or major
designation expansions will be allowed until
the appropriate thresholds of population
and/or warranted floor space and/or retail
vacancy rate in the downtown, main street
areas, and designated nodes / clusters have
been reached unless justified by a market
study; no new minor designation expansions
which would have a trade area overlapping
that of a vulnerable main street area will be
allowed unless justified by a market study
n/a
Include restriction on development unless
population threshold has been achieved
Include a requirement for a market study7 for
all new proposed development outside the
downtown, main street areas, and designated
notes / clusters
Include a requirement for development to be
coordinated with adjacent built-out sites to
minimize a piecemeal pattern
n/a
Make reference to the potential use of a
Community Improvement Area to assist with
revitalization of any declining corridors
n/a

8D

Differentiate suburban arterial corridors
from new format retail with separate land
use designations

n/a
n/a

n/a
n/a

Although retail may already be established as an appropriate land use since the lands are designated
Commercial Corridor, the market study would justify that the floor space and type of retail proposed is
warranted.

7
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Table 4.1: Commercial Policy Evaluation Table
Policy Framework
Locational Criteria
Evaluation Criteria

Applicable OP Implications
from the CDSA
n/a
1B, 2A

8A

Design Guidelines
Site Plan Control

n/a
1C

Reduced
Parking
Requirement
Map Schedule D

n/a
8D

Dillon Consulting Limited - urbanMetrics Inc.

Policy Direction and/or Mapping Changes
n/a
Include restriction on development unless
population threshold has been achieved
Include a requirement for a market study for
all new proposed development outside the
downtown and main street corridors
n/a
Include a provision to exempt site plan
control in Mixed Use Corridors (i.e., BIAs) as
a means to encourage revitalization in the
main street areas
n/a
Differentiate Mixed Use Corridors from
Mixed Use Centres using separate land use
designations
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Table 4.1: Commercial Policy Evaluation Table
Policy Framework
City Centre Planning
District – Mixed Use
Policies
Permitted Uses

Applicable OP Implications
from the CDSA

Policy Direction and/or Mapping Changes

3B

Add a policy that directs major community,
cultural, and similar facilities to the
downtown

5A

Add a policy regarding the need for a viable
transition between tourist and non-tourist
oriented development

6A

Add a policy regarding the need for an
economic development strategy and
broadening of the tourist-oriented
development

1A, 1C, 3A

Add a policy regarding the need for special
tools (e.g., flexible planning tools, incentive
programs, public investment), and
monitoring with indicators (e.g., vacancy
rate, new residential units, resident
satisfaction) to help revitalize the downtown

5B, 6B

Evaluation Criteria

1C, 4B

Design Guidelines
Site Plan Control
Reduced Parking
Requirement
Other Land Use
Designations
Residential
Industrial

n/a
n/a
n/a

Add a policy directing that special studies of
the aforementioned issues be undertaken and
suitable amendments be incorporated into
the OP
Eliminate the need for feasibility analysis as a
means to encourage commercial
development in the downtown
n/a
n/a
n/a

n/a
n/a

n/a
n/a
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Table 4.1: Commercial Policy Evaluation Table
Policy Framework
Business Park

Applicable OP Implications
from the CDSA
4A

Implementation Policies
– Market Impact
Assessment
Requirements
Purpose

1B, 2A, 8A

Study Components

4A, 8A

Policy Direction and/or Mapping Changes
Modify the policy so that an analysis of
market impacts on other commercial areas is
not exempt

Modify the policy to make reference to the
concepts of appropriateness/phasing-in,
distribution of space, and economic vitality
Add specific reference to evaluating the
impact of the proposed development on the
downtown core, main street areas, and
designated nodes / clusters

4A, 8A

Add specific reference to ensuring that the
proposed development does not interfere
with the achievement of targets (including
but not limited to improving vacancy rates,
the development of a major new downtown
attraction, and attraction of new retail
development downtown)

8A

Add reference to the market study being
subject to a cost-recovered peer review

8B
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Add reference to the CDSA and
comparability of a specific market study to
the CDSA’s approach
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Table 4.1: Commercial Policy Evaluation Table
Policy Framework
Implementation Policies
– Monitoring and
Review
Criteria for Amendment
or Review

Implementation Tools
Secondary Plan
Zoning

Community
Improvement

4.2

Applicable OP Implications
from the CDSA

Policy Direction and/or Mapping Changes

2B, 11B

Add reference to regular updates to the
CDSA as a important planning tool for
economic vitality

9B

Add reference to the CSDA specifically
looking at the balance of local and regional
serving retail facilities, and setting targets for
each commercial area

11A

Add reference to an update of the CDSA
once the population allocation and secondary
plan for Sandwich South have been finalized

n/a
1C, 4B, 7A

n/a
Add specific reference that, if desirable,
would enable the City to use a Holding Zone
on excess designated and zoned commercial
lands as a means to control development
outside the downtown and main street areas
until the proposed floor space was justified
by a market impact study
Add specific reference to a CIP area being
encouraged for the downtown area or any
existing BIA

1C, 7B

Summary of Recommendations

A summary of recommended policy directions identified in the evaluation from Section 4.1 are
provided below:
•

Development Strategy
o Create an additional goal statement that addresses commercial development
separate from employment
o Make reference to enjoyment of the city centre by both tourists and residents
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Make reference to reducing the vacancy rate and increasing the supply of retail
space in the downtown
Make reference to priority areas for improvement
Make reference to working in partnership with BIAs when conducting studies,
creating programs, and implementing improvements
Make reference to a strategic focus on the development / intensification and/or
redevelopment of existing underdeveloped and undeveloped commercial
designated sites in existing nodes/clusters, corridors/mainstreets and the
downtown as well as the re-use / re-tenanting of vacated commercial buildings
in those areas
Make reference to the designation of new commercial lands being tied to the
performance of Windsor’s existing commercial structure
Include reference to approval of retail development based on local population
allocations, once small area population projections are undertaken and/or the
Sandwich South Plan is completed
Make reference to the approval of retail development consistent with the CDSA,
as updated

Commercial Centre Designation
o Add a new subsection to indicate that no new major commercial designations or
major designation expansions will be allowed until the appropriate thresholds of
population and/or warranted floor space and/or retail vacancy rate in the
downtown, main street areas, and designated nodes / clusters have been reached
unless justified by a market study; no minor designation expansions which
would have a trade area overlapping that of a vulnerable main street area or the
downtown will be allowed unless justified by a market study
o Include restriction on development unless population threshold has been
achieved
o Include a requirement for a market study8 for all new proposed development
outside the downtown, main street areas, and designated notes / clusters
o Include a requirement for development to be coordinated with adjacent built-out
sites to minimize a piecemeal pattern
o Differentiate major retail development from major employment with separate
land use designations
Commercial Corridor Designation

Although retail may already be established as an appropriate land use since the lands are designated
Commercial Centre, the market study would justify that the floor space and type of retail proposed is
warranted.

8
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Allow taller buildings to be considered where appropriate, as a means to
encourage revitalization in any declining arterial commercial corridors
o Revise the policy to indicate that no new major commercial designations or major
designation expansions will be allowed until the appropriate thresholds of
population and/or warranted floor space and/or retail vacancy rate in the
downtown, main street areas, and designated nodes / clusters have been reached
unless justified by a market study; no minor designation expansions which
would have a trade area overlapping that of a vulnerable main street area will be
allowed unless justified by a market study
o Include restriction on development unless population threshold has been
achieved
o Include a requirement for a market study9 for all new proposed development
outside the downtown, main street areas, and designated notes / clusters
o Include a requirement for development to be coordinated with adjacent built-out
sites to minimize a piecemeal pattern
o Make reference to the potential use of a Community Improvement Area to assist
with revitalization of any declining corridors
o Differentiate suburban arterial corridors from new format retail with separate
land use designations
Mixed Use Designation
o Include restriction on development unless population threshold has been
achieved
o Include a requirement for a market study for all new proposed development
outside the downtown and main street corridors
o Include a provision to exempt site plan control in Mixed Use Corridors (i.e.,
BIAs) as a means to encourage revitalization in the main street areas
o Differentiate Mixed Use Corridors from Mixed Use Centres using separate land
use designations
City Centre Planning District – Mixed Use Policies
o Add a policy that directs major community, cultural, and similar facilities to the
downtown
o Add a policy regarding the need for a viable transition between tourist and nontourist oriented development
o Add a policy regarding the need for an economic development strategy and
broadening of the tourist-oriented development
o

•

•

Although retail may already be established as an appropriate land use since the lands are designated
Commercial Corridor, the market study would justify that the floor space and type of retail proposed is
warranted.

9
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Add a policy regarding the need for special tools (e.g., flexible planning tools,
incentive programs, public investment), and monitoring with indicators (e.g.,
vacancy rate, new residential units, resident satisfaction) to help revitalize the
downtown
o Add a policy directing that special studies of the aforementioned issues be
undertaken and suitable amendments be incorporated into the OP
o Eliminate the need for feasibility analysis as a means to encourage commercial
development in the downtown
Other Land Use Designations
o (Business Park) Modify the policy so that an analysis of market impacts on other
commercial areas is not exempt
Implementation Policies – Market Impact Assessment Requirements
o Modify the policy to make reference to the concepts of appropriateness/phasingin, distribution of space, and economic vitality
o Add specific reference to evaluating the impact of the proposed development on
the downtown core, main street areas, and designated nodes / clusters
o Add specific reference to ensuring that the proposed development does not
interfere with the achievement of targets (including but not limited to improving
vacancy rates, the development of a major new downtown attraction, and
attraction of new retail development downtown)
o Add reference to the market study being subject to a cost-recovered peer review
o Add reference to the CDSA and comparability of a specific market study to the
CDSA’s approach
Implementation Policies – Monitoring and Review
o Add reference to regular updates to the CDSA as a important planning tool for
economic vitality
o Add reference to the CSDA specifically looking at the balance of local and
regional serving retail facilities, and setting targets for each commercial area
o Add reference to an update of the CDSA once the population allocation and
secondary plan for Sandwich South have been finalized
Implementation Tools
o Add specific reference that, if desirable, would enable the City to use a Holding
Zone on excess designated and zoned commercial lands as a means to control
development outside the downtown and main street areas until the proposed
floor space was justified by a market impact study
o Add specific reference to a CIP area being encouraged for the downtown area or
any existing BIA
o

•

•

•

•
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5.0 Next Steps
This report completes the Commercial Land Use Policy review for the “Moving Forward” phase
of the Windsor Official Plan Review project. Other reports addressing a range of other issues
have also been produced. The work completed during this period will be consolidated into a
single Moving Forward Synthesis Report. This will complete the Moving Forward phase of the
work.
The City will then proceed with the Advancing Windsor’s Vision phase of work. This will
involve preparation of an Amendment to the existing Official Plan to incorporate the policy
changes as recommended in the various foundation studies including this Commercial Land
Use Policy Report. The Amendment will be adopted by Council and approved by the Ministry
of Municipal Affairs and Housing in accordance with the Planning Act.
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