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1.0 Public Information Centre
A Public InformaƟon Centre (PIC) was held in support of the applicaƟons for an Official Plan Amendment 
and Zoning By-law Amendment to facilitate the proposed residenƟal development located at the 
southwest corner of Florence Avenue and WyandoƩe Street East, in the City of Windsor.

The proposed development, as presented at the PIC, included the following features:

· Twenty-eight (28) townhome dwellings; 
· Two (2) 16-storey mulƟple dwelling buildings (for a total of 256 dwelling units); 
· A 2-storey clubhouse for residents; and 
· Associated parking. 

The purpose of the PIC was to provide addiƟonal informaƟon to residents on the proposed 
development, provide informaƟon about the planning process, and discuss/collect comments and 
quesƟons relaƟng to the proposed development. 

A copy of the NoƟce of the Public InformaƟon Centre is provided in Appendix A.

1.1 Format
The PIC was held in-person at the Riverside Sportsman Club in the City of Windsor on September 8, 2022
from 6:30pm-8:00pm. The PIC was conducted in a drop-in format, with presentation boards displaying
the following information:

· Figure 1 – Contextual Location of the Site
· Figure 2 – City of Windsor Official Plan Designation
· Figure 3 – City of Windsor Zoning By-Law 8600 Designation
· Figure 4 – Surrounding Land Uses
· Figure 5 – Conceptual Development Plan
· Figure 6 – Conceptual Parking Plan
· Figures 7.0, 7.1, 7.2, 7.3 – Proposed Multiple Dwelling Building Elevations
· Figures 8.0, 8.1, 8.2, 8.3 – Proposed Multiple Dwelling Building Floor Plans
· Figure 9 – Proposed Townhome Elevations
· Figures 10.0, 10.1 – Proposed Townhome Floor Plans

Resident feedback was attained in the following ways:

· Individual discussions – conducted throughout the evening between residents and the planning
and engineering team representatives from Dillon Consulting; and

· Comment forms – collected in-person at the Public Information Centre, with the option to be
mailed or emailed following the meeting.
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A copy of the presentaƟon boards presented at the meeƟng has been included in Appendix B.

1.2 Attendance
Approximately fiŌy-one (51) residents aƩended the Public InformaƟon Centre. A copy of the redacted 
record of aƩendance has been included in this summary as Appendix C.
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2.0 Feedback Summary

2.1 Comment Form
A total of sixteen (16) comment forms were collected through the in-person drop-box, email and mail 
(see Appendix D). The below outlines the frequent topics observed through the comments received and 
the development teams response to each:

Topic Comments Response

Traffic · Note of exisƟng traffic and speeding 
in the area;

· Concern to the increased traffic 
volumes associated with the 
proposed residenƟal development;

· Need for addiƟonal traffic miƟgaƟon 
measures; and

· Concern with street parking issues 
and number of parking spaces being 
proposed.

· The Provincial Policy Statement 
encourages developments that promote 
a dense land use paƩern which 
minimizes the length and number of 
vehicle trips, and encourages the use of 
transit and acƟve transportaƟon 
methods (PPS, 1.6.7.4 & 1.8.1 (b)). The 
Subject Site is located along WyandoƩe 
Street East which is currently serviced by 
a transit route and includes pedestrian 
sidewalks and bike lanes;

· A Traffic Impact Study was completed by 
Dillon ConsulƟng Limited (dated June 
2022 and updated in March 2023) to 
determine the transportaƟon impact of 
the proposed development and whether 
any transportaƟon infrastructure 
modificaƟon are required to 
accommodate traffic generated by the 
development. The study found no 
immediate concerns to traffic operaƟons 
in the area;

· The City of Windsor Zoning By-Law 8600 
requires that MulƟple Dwellings 
containing a minimum of 5 dwelling units 
will require 1.25 parking spaces for each 
dwelling unit (Zoning By-law, Table 
24.20.5.1). The proposed development 
provides 1.57 parking spaces per unit 
which exceeds the requirement.

· Further, the City of Windsor Zoning By-
law 8600 requires that Townhome 
Dwellings having an aƩached garage or 
carport will require 1 parking space for 
each dwelling unit (Zoning By-law, Table 
24.2035.1). The proposed dwelling 
provides 2 parking spaces per unit which 
exceeds this requirement.
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Topic Comments Response

Density/
CompaƟbility

Density/
CompaƟbility

· CompaƟbility of proposed residenƟal 
uses with the surrounding built form 
of single family dwellings;

· Agreeable with the development of 
townhome dwellings;

· Concern for height of the building 
and its associated impacts 
(shadowing, privacy, views, etc.);

· Agreeable to smaller scale mulƟple 
dwelling building (4/6 storeys);

· Concern about number of new 
residents a development of this 
density will introduce;

· LocaƟon of mulƟple dwelling 
building is not appropriate. Buildings 
of this scale are typically located in 
core areas; and

· Concern about noise that will be 
generated.

· The proposed development is consistent 
with Provincial Policy Statement policies 
that encourage an appropriate range and 
mix of housing types and densiƟes in 
order to meet projected needs or current 
and future resident (PPS, 1.4.1). As well a 
dense land use paƩern which efficiently 
uses land and resources, and supports 
acƟve transportaƟon (PPS, 1.8.1). The 
proposed development will introduce a 
new housing type to the neighbourhood 
while being located in an area with an 
established pedestrian network and 
transit opƟons.

· The proposed development is in keeping 
with the City’s desire to promote 
development paƩerns that support the 
increase in walking, cycling and public 
transportaƟon (OP, 7.2.2.5).

· The proposed development is located 
along WyandoƩe Street East which is 
classified as a City Corridor. City Corridors 
promote higher density employment and 
residenƟal opportuniƟes (OP, 3.3.2.1).

· ResidenƟal developments along City 
Corridors may include high profile 
residenƟal developments of up to 56m in 
height (OP, 3.3.2.1).

· The proposed development meets all of 
the City of Windsor’s locaƟonal criteria for 
a residenƟal development as the site has 
access from an arterial road, funcƟons on 
full municipal services, and has adequate 
community services and public 
transportaƟon nearby (OP, 6.3.2.4).

· As a result of the concerns related to 
shadow impacts, a Shadow Impact Study 
has been prepared by Dillon ConsulƟng 
Limited (dated March 2023) to assess the 
potenƟal impact of the shadows created 
by the proposed mulƟple dwelling and 
townhome residenƟal development. The 
study concluded that the proposed 
shadows have a limited level of impact as 
they are overall minor in effect and short 
in duraƟon.
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Topic Comments Response

Infrastructure

Infrastructure

· Note of exisƟng flooding in the area 
and concern to potenƟal flooding 
increases associated with the 
proposed development;

· Concern about the locaƟon of the 
property within an area designated 
as a Flood Plain;

· Concern about impacts during 
construcƟon period;

· Concern about lack on infrastructure 
along Elinor Street (curbs, etc.) 
resulƟng in flooding;

· Need for insƟtuƟonal and 
commercial uses to support a 
development of this density.

· The development will ensure that sewage 
and water services will comply with all 
regulatory requirements and protect 
human health and the natural 
environment (PPS, 1.6.6 (a) (b)).

· The proposed infill development will take 
advantage of exisƟng servicing 
connecƟons and will not require an 
extension of municipally owned or 
operated infrastructure (PPS, 1.6.6.2; OP, 
7.3.3.1).

· A FuncƟonal Servicing Report was 
completed by Dillon ConsultaƟon (dated 
June 2022 and updated March 2023) to 
assess servicing associated the proposed 
development.

· A Stormwater Management Report (dated 
June 2022 and updated March 2023) to 
prepare a stormwater management 
strategy for the proposed development.

· The property is located within the Detroit 
River/Lake St.Clair Flood Prone Area. All 
requirements for development within this 
area will be adhered to (Zoning By-Law 
5.40.5 and 5.40.7).

· All necessary and required miƟgaƟon 
measures will be implemented during the 
construcƟon period of the development.

· The proposed development is located in 
an area of the City that is well serviced by 
insƟtuƟonal and commercial ameniƟes. 
Located approximately 2.0km or less from 
the subject site is a commercial plaza and 
a grocery store. Located approximately 
1.5km from the property are a number of 
schools and churches. There are also 
many parks nearby and an established 
pedestrian network consisƟng of 
sidewalks, bike lanes, and mulƟ-use trails.

Open Space · How will the development impact 
the exisƟng wildlife in the area?

· Concern about safety of parks and 
trails with increased traffic and 
density;

· Concern that the site is a naturalized 
area that should be protected; and

· UnƟl recently (2020) the property was 
acƟvely used as farmland. The property is 
designated as ResidenƟal Use in the City 
of Windsor Official Plan.

· An Environmental EvaluaƟon Report was 
completed by Dillon ConsulƟng (dated 
May 2022) and concluded that there were 
no negaƟve impacts anƟcipated on the 
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Topic Comments Response

· Note of lack of “green iniƟaƟves” 
relaƟng to the proposed 
development.

natural features or their ecological 
funcƟon in the area.

· There is parkland proposed along the 
south and west boundaries of the 
property, further protecƟng exisƟng open 
space areas from the proposed 
development.

· An Energy Strategy Report was completed 
by Dillon ConsulƟng (dated June 2022) to 
evaluate and assess potenƟal energy 
efficiency and renewable energy opƟons 
relaƟng to the proposed development. 
The report makes recommendaƟons on 
strategies for energy, carbon and energy 
cost reducƟons.
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3.0 Summary
The Public InformaƟon Centre for the residenƟal development located at the southwest corner of 
Florence Avenue and WyandoƩe Street East was held September 8, 2022 regarding the submiƩed 
applicaƟons for an Official Plan Amendment and Zoning By-law Amendment. The in-person Public 
InformaƟon Centre provided project informaƟon via presentaƟon boards with opportuniƟes for 
quesƟons and feedback from the public (individual discussions, visiƟng map and comment forms). Based 
on the feedback received, the top concerns related to the following: traffic, density, shadowing, and 
flooding.

In addiƟon to the comment responses in SecƟon 2.3, further discussion to these items have been 
addressed in the below revised report/studies:

· Planning JusƟficaƟon Report, dated March 2023;
· Traffic Impact Study, dated March 2023;
· Stormwater Management Report, dated March 2023;
· FuncƟonal Servicing Report, dated March 2023;
· Environmental EvaluaƟon Report, dated May 2022; 
· Shadow Impact Study; dated March 2023; and
· Energy Strategy Report, dated March 2023.

Based on a review of the planning policy framework and supplementary technical reports, the proposed 
development is considered appropriate for the site and consistent with good planning principles. The 
proposed development has regard for the Provincial Policy Statement, as it is encourages the use of 
underuƟlized lands by proposing an intensificaƟon that exist in harmony with the surrounding land uses 
and makes efficient use of the exisƟng municipal infrastructure. The proposed development conforms 
with the general intent of the City of Windsor Official Plan as it promotes a compact form along a City 
Corridor and will provide addiƟonal housing units that will diversify the housing opƟons currently 
available in the Municipality.

3.1 Next Steps
All feedback from the Public InformaƟon Centre has been considered by the development team to 
inform the revised development proposal. The applicaƟon package for the Official Plan Amendment and 
Zoning By-law Amendment required to facilitate the proposed development is to be resubmiƩed March 
2023. 

The proposed development has been revised following the Public InformaƟon Centre. The proposal now 
includes the following features: 
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· Twenty-eight (28) townhome dwellings with four (4) parking spaces / unit (2 within an aƩached 
garage and 2 addiƟonal spaces adjacent to the dwelling) ;

· One (1) 16-storey mulƟple dwelling building with a scenery loŌ (for a total of 275 dwelling units); 
and

· 544 parking spaces to service both the townhome dwellings and mulƟple dwelling building.

As part of the revised development proposal, the mulƟple dwelling building has been redesigned in a 
manner that helps miƟgate some concerns related to the higher density proposal. The proposed 
mulƟple dwelling building now consists of one (1) tower, rather than two (2) towers. The building also 
proposes a number of stepbacks as the built form increases in height, which will help miƟgate shadow 
impact concerns and provide a more appropriate pedestrian experience. The building stepbacks will also 
allow for a more considerate transiƟon from the exisƟng low density residenƟal uses.  

As the project progresses there will be addiƟonal opportuniƟes for the surrounding land owners to 
provide comments and concerns, which is a statutory requirement under the Planning Act. These 
meeƟngs will offer the public, local residents and interested stakeholders the opportunity to review the 
project and conƟnue to offer feedback.
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A Notice of Resident’s Meeting



 

 

 

 

Proposed Residential Development  

Southwest Corner of Wyandotte Street 

East and Florence Avenue 

 

On behalf of our client, Ganatchio Gardens Inc., Dillon 

Consulting Limited is hosting a Public Information Session to 

introduce a proposed residential development located at the 

southwest corner of Wyandotte Street East and Florence 

Avenue in the City of Windsor. During this session, guests we 

be able to: 

 Meet the project team, 

 Become informed about the planning process, and 

 Discuss comments and questions relating to the 

proposed development.   

This meeting is the first step in the planning process to permit 

development of these lands for the proposed 28 townhomes, 

two (2) 16-storey multiple dwelling buildings, 2-storey 

clubhouse and associated parking. 

 

 

 

 

 

 

We are looking for your input and comment! 

Written comments, via mail or email, will be 

accepted until Friday September 23, 2022.  

 

 

 

Application to City 

Public 

Information Session 

Public Information Session 

Summary of Resident 

Comments 

Application Review by 

City of Windsor 

Development & Heritage 

Standing Committee 

Council Meeting 

Public Information Session 

September 8, 2022 – 6:30pm-8:00pm 

Riverside Sportsman Club 

10835 Riverside Drive East, Windsor, N8P 

1A5 

Contact: 

Melanie Muir, MCIP, RPP, Associate and Project Planner 

Dillon Consulting Limited 

3200 Deziel Drive, Suite 608, Windsor, N8W 5K8 

T – 519.948.5000 ext.3239 

mmuir@dillon.ca 

WE 

ARE 

HERE 

Planning Process 
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B Presentation Boards
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FIGURE 7.0
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Engagement Summary – September 2022 – Southwest
Corner of Florence Avenue & Wyandotte Street East
March 2023 – 21-1691

C Record of Attendance













Appendix D
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Photos provided by resident. 
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