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1.0 Introduc�on 

1.1 Purpose 
Dillon Consulting Limited (Dillon) has been retained by the City of Windsor to assist in obtaining the 
necessary planning approvals to allow for a mix of employment uses, including business park and 
industrial land uses, to be developed on the surplus airport lands in the City of Windsor. The Windsor 
International Airport Master Plan (2010) found that given current and projected aircraft movement 
volumes, the Airport capacity is expected to continue to meet the needs of the Airport for the planning 
horizon. As such, an area of surplus lands has been identified as available for potential development.  

The Windsor International Airport is owned by the City of Windsor, with the airport lands located within 
the Sandwich South Planning District. The Sandwich South Planning District is a major land area which 
will play a key role in accommodating the future population and employment growth needs of the City 
of Windsor. It is estimated that the City requires approximately 500 to 625 gross hectares of 
employment lands to accommodate the projected employment needs by 2026 (EDP Consulting, 2008). 
Only a portion of this land area requirement has been realized. The need for available land for 
employment uses is expected to continue with the development of the Stellantis LG NextStar plant as 
feeder plants and other supportive development are anticipated to occur in the Sandwich South 
Planning District.  

As identified in the Windsor International Airport Master Plan (2010), the Windsor International Airport 
property is approximately 813 hectares in size with over 250 hectares of surplus lands located to the 
east of the operating airport designated as “Future Employment Area” within the Official Plan. The area 
of lands that is the subject of this report is approximately 187.74 hectares in size and is roughly bounded 
by the AAR Aircraft Services Windsor ULC to the west, the naturalized areas to the east, County Road 42 
to the south, and extending approximately 460.5 metres from County Road 42 to the north (the “subject 
land”). These surplus airport lands in particular have the opportunity to be a driver of economic activity 
and support non-airport related businesses and industries. In order to attract increased economic 
opportunities, there is a need to provide additional capacity in terms of land available for development 
with appropriate access and municipal services.       

This report is intended to facilitate the implementation of the necessary planning amendments to 
support the preparation of the surplus airport lands for employment land uses. The following report 
supports the following: 

• City of Windsor Official Plan Amendment (OPA); and  
• City of Windsor Zoning By-law Amendment (ZBA) applications.  
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In order to be positioned to support the investment and facilitate the timely development of the large 
area of employment land uses, the City is in the process of preparing the subject lands, with the land 
intended to be wholly owned by the City of Windsor and leased to potential proponents. Given the size 
of the subject lands, there is the potential for these lands to be developed using a phased approach. 
Details on potential phasing options will be investigated further along in the planning process. 

To facilitate the development of the subject lands, an amendment to both the Official Plan and Zoning 
By-law will be required to recognize the ultimate use of the subject lands for various employment land 
uses. The rationale and justification required to change the land use designation and zoning category to 
accommodate the proposed use is included in this report.  

The terminology used in the different sections of this report is intended to be reflective of the respective 
policy definitions in their respective policy documents.  

1.2 Descrip�on of Site 
The subject lands are located on a portion of the surplus airport lands, north of County Road 42 in the 
Sandwich South Planning District. The Sandwich South Planning District is situated at the eastern limits 
of the City, approximately 8 km south of the Windsor Downtown area. The Planning District covers 
approximately 2,530 hectares and will be a major factor in accommodating the future population and 
employment growth in the City of Windsor.  

The subject lands cover approximately 187.74 hectares of land north of County Road 42. To the east of 
the subject lands are two (2) naturalized areas, to the west of the subject lands is the AAR Aircraft 
Services Windsor ULC. The subject lands currently extend approximately 460.5 metres north of County 
Road 42 (refer to Figure 1.0 - Location Map).  

The subject lands have frontage along County Road 42 and with the extension of Eight Concession Road 
and Ninth Concession Road towards the north being proposed. The surplus airport lands are well 
supported by the existing and planned transportation network with access to transportation facilities 
including the International border crossings, the Windsor Port, the VIA Rail station, the Windsor Transit 
Terminal, and Provincial Highways 401 and 3. 

The naturalized areas to the east of the subject lands are identified as the Airport Woodlots and are not 
part of this development application. Appropriate setbacks are recommended to allow for further study.  
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1.3 Proposed Development & Amendments 

1.3.1 Proposed Development 

The intent of the proposed Official Plan and Zoning By-law Amendments is to facilitate the preparation 
of an area of the surplus airport lands to create additional capacity in terms of land available for future 
employment use development. The surplus airport lands present an opportunity for a wide range of 
employment land uses including light industrial, warehouse, office, service commercial, business park, 
and heavy industrial uses. The development of these surplus airport lands may include Airport related 
and non-Airport related uses, with the potential to create synergies between proposed employment 
uses and local industry. This potential will allow for increased and diversified employment land uses and 
attract business to the Sandwich South Planning District while facilitating the Airport as a key economic 
driver in the City.      

The Windsor International Airport Master Plan (2010) identifies approximately 300 hectares of 
potentially available land within the infield area of the airport property from major business and 
employment land uses. The proposed subject lands occupy approximately 187.74 hectares of these 
infield lands. While the surplus airport lands are being prepared for future development, the schedule of 
investments will be event-driven. There is a benefit to remaining flexible in the proposed land uses, and 
the accompanying parcel sizes to be leased, as the City evaluates interest from potential proponents and 
considers the infrastructure requirements and development needs required to facilitate any future 
development. As such, there remains the potential for the development of the surplus airport lands to 
be undertaken using a phased approach which will allow for the efficient coordination and utilization of 
resources. To accommodate for this, the current proposed development plan of the subject lands 
includes parcels of land varying in size from approximately 2 hectares (5 ac) to 26 hectares (64 ac) (refer 
to Figure 2.0 – Proposed Conceptual Development Plan). 

All proposed land uses on the Airport property must respect the requirements of Transport Canada’s TP 
312 – Aerodrome Standards and Recommended Practices (2015). The standards and recommendations 
outlined in TP 312 place various restrictions necessary within the Airport land area and include specific 
criteria for building structures on the property. Protective areas of varying degrees are required around 
each Airport operations related facility, depending on the equipment. Future developments must 
consider these protective requirements. All proposed infield development projects shall be subject to 
review by Airport management and Navigation Canada.  

1.3.2 Proposed Official Plan Volume I Amendment 

The subject lands are currently designated as Airport, Industrial, and Future Employment Area in the City 
of Windsor Official Plan. The portion of the subject lands along County Road 42 designated as Industrial 
were previously subject to a City-initiated Official Plan and Zoning By-law Amendment given the need 
for additional employment lands in Windsor. The Industrial land use designation is to remain as it relates 
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to the subject lands and will adhere to the policies as set out by Section 6.4.3 – Industrial of the Official 
Plan. 

The lands designated as Airport permit a variety of land uses including uses permitted in Employment 
Areas (as described in Section 6.4 of the Official Plan, provided that they do not conflict with aircraft 
operations), hotels and related commercial uses, and other uses in accordance with the Windsor Airport 
Master Plan, Land Use and Reserve Land Plan (as amended from time to time). As such, a variety of 
future employment land uses are permitted under this designation. The Airport land use designation is 
to remain as it relates to the subject lands and will adhere to the policies as set out by Section 6.12 – 
Windsor Airport of the Official Plan.  

The lands designated as Future Employment Area represent an area intended for future development to 
accommodate the projected growth within the City. Council may redesignate the Future Employment 
Area to an alternative land use designation by amendment to the Official Plan. The current Future 
Employment Area land use designation on a portion of the subject lands does not permit the 
development of the lands for employment land uses. 

The proposed City of Windsor Official Plan Amendment (OPA) will be brought forward to City Council for 
consideration to redesignate the portion of the subject lands from Future Employment Area to the 
Industrial or Business Park land use designations. The final configuration of the land use designation 
boundaries is to be determined. The proposed OPA will facilitate the availability of suitable lands 
appropriate for large scale employment uses in the City of Windsor. 

1.3.3 Proposed Official Plan Volume II Amendment 

In addition to the changes proposed for the subject lands through Volume I, the proposed Official Plan 
Amendment will include special policies under Volume II of the Official Plan to address potential 
conflicts surrounding the Airport through its operation and any additional adverse effects. Specifically, 
the OPA will consider the following: 

• Building Height Limits (to be derived from the Airport Zoning Regulations);  
• Transitional surface height restrictions;  
• Height Limitations for solar panels and solar farms; 
• Stormwater Management requirements for dry ponds; 
• Design objectives to be in line with a future institutional (Hospital) use and the County Road 42 

Secondary Plan; 
• Requirements from Navigation Canada to mitigate technological interference; and 
• Limitations on the sale of land and dedication of public highways stemming from the transfer 

agreement with Transport Canada. 

Please refer to Appendix H – Restrictions and Constraints. 
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Guidelines for Volume II will be further discussed with the City of Windsor and YQG, with considerations 
made to the recommendations outlined by Transportation Canada. These can be found in Appendix F – 
Aviation: Land Use in Vicinity of Aerodromes (TP 1247). 

The proposed OPA is supportive and in general alignment with the City of Windsor Official Plan (OP) 
principles and policies regarding employment uses, economic development, and the Windsor Airport 
(OP, 1.1.3, 4.2.6, 6.12). Further information on the OP policies can be found in Section 4.2 of this report.  

1.3.4 Proposed Zoning By-law Amendment 

The subject lands have multiple zoning categories including Manufacturing District 2.2 (MD2.2) in the 
City of Windsor Zoning By-law 8600 and Institutional (I) in the Sandwich South Zoning By-law 85-18. The 
current zoning categories do not permit the development of employment uses on the entirety of the 
proposed subject lands. The proposed Zoning By-law Amendment (ZBA) to repeal the zoning category 
under the Sandwich South Zoning By-law 85-18 and to amend the zoning category under the City of 
Windsor’s Zoning By-law 8600 will be brought forward to the City Council for consideration. The 
proposed rezoning is for the subject lands to be zoned similar to the Manufacturing District 1.4 (MD1.4) 
and Manufacturing District 2.2 (MD2.2) categories. The final configuration of the zoning category 
boundaries is to be determined. The proposed ZBA will facilitate the availability of a large area of land 
suitable for the development of employment land uses in the City of Windsor.  

Further information on the Windsor’s Zoning By-law 8600 can be found in Section 4.3 of this report.  

Further to the provisions outlined in the City of Windsor Zoning By-law 8600, registered zoning is 
currently in place for the Windsor International Airport. The registered zoning is entitled Windsor Airport 
Zoning Regulations and are pursuant to Section 5.4 of the Aeronautics Act of Canada. The zoning 
regulations found within this section include:  

• Preventing lands adjacent to or in the vicinity of an Airport site from being used or developed in 
a manner that is incompatible with the sage operation of an aerodrome or aircraft; and  

• Preventing land uses that would cause interference with signals or communications to and from 
aircraft from locating adjacent to or in the vicinity of equipment of facilities used to provide 
services relating to aeronautics.  

Further, protective regulations are established around certain Airport facilities, components, and 
stations to protect the safety and security of aircraft operations. These requirements include physical 
zoning around the Airport, including off-Airport lands, electronic zoning, and noise projections. TP 312 
(Transport Canada’s Aerodrome Standards and Recommended Practices) and TP 1247 (Land Use in the 
Vicinity of Aerodromes) identify the relevant zoning criteria in detail. 
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2.0 Exis�ng Condi�ons 

2.1 Subject Lands 
The total subject land area is approximately 187.74 hectares (463.93 ac) with approximately 2,309.5 
metres of frontage along County Road 42. The subject land is designated accordingly in the City of 
Windsor Official Plan and Zoning By-law 8600 and the Sandwich South Zoning By-law 85-18 as follows: 

City of Windsor Official Plan – Schedule A: Planning Districts & Policy Areas 
(refer to Figure 3.0 – City of Windsor Planning Districts & Policy Areas) 

• Sandwich South Planning District 
 

City of Windsor Official Plan – Schedule C: Development Constraint Areas 
(refer to Figure 4.0 – City of Windsor Development Constraint Areas) 

• Airport Opera�ng Area 
• Noise Exposure Forecast 

 
City of Windsor Official Plan – Schedule D: Land Use 
(refer to Figure 5.0 – City of Windsor Existing Official Plan Designations) 

• Airport 
• Industrial  
• Future Employment Area 
 

City of Windsor Official Plan – Schedule H: Baseplan Development Phasing 
(refer to Figure 6.0 – City of Windsor Baseplan Development Phasing) 

• As required 
 
City of Windsor Official Plan – Schedule J: Urban Structure Plan 
(refer to Figure 7.0 – City of Windsor Urban Structure Plan) 

• Regional Employment Centre 
 
City of Windsor Zoning By-law 8600 – Zoning District Map 12 & 16 
(refer to Figure 8.0 – City of Windsor Zoning By-law) 

• Manufacturing District 2.2 (MD2.2), S.20(1)321 
 

Sandwich South Zoning By-law 85-18 – Zoning District Map 1 & 2 
(refer to Figure 9.0 – Sandwich South Zoning By-law) 

• Ins�tu�onal (I) 
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The physical attributes of the subject lands are as follows: 

• An irregular to rectangular shaped area; 
• The subject lands are currently made up of a number of individual parcels, consolidated under 

two (2) PINs; 
• The parcels are generally flat with no discernable changes in grade; 
• There are two (2) municipal drains traversing the parcels, draining the lands to the east; and 
• There is limited tree vegeta�on on the subject lands. 
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3.0 Surrounding Land Use 
There is a variety of existing municipal infrastructure, roads, and utilities located nearby the subject 
lands. These features support the suitability of the subject lands for employment land uses. The 
surrounding land uses are varied and are described as follows: 

North 
• Existing Uses: Solar Fields, Canadian Pacific Railway, EC Row Expressway 
• Official Plan Designation(s): Future Employment Area, Airport 
• Zoning By-law Zone(s):  Institutional (I) (Sandwich South Zoning By-law 85-18) 

East 
• Existing Uses: Open Space, Agricultural 
• Official Plan Designation(s): Open Space, Natural Heritage 
• Zoning By-law Zone(s): Institutional (I), Agricultural (A) (Sandwich South Zoning By-law 85-18) 

South 
• Existing Uses: Commercial (PCR Contractors, Herc Rentals, EMCO Waterworks Windsor, United 

Rentals), proposed location of the new hospital, agricultural 
• Official Plan Designation(s): Future Employment Area, Future Urban Area (County Road 42 

Planning Area) 
• Zoning By-law Zone(s): Industrial (I), Commercial (C), Agricultural (A) (Sandwich South Zoning 

By-law 85-18) 

West  
• Existing Uses: Windsor International Airport 
• Official Plan Designation(s): Airport 
• Zoning By-law Zone(s): Institutional (I) (Sandwich South Zoning By-law 85-18) 

3.1 Employment Context 

3.1.1 Provincial 

The 2008/2009 economic recession hit Ontario relatively hard, with significant declines in manufacturing 
output particularly in the auto sector and in construction. While the Ontario economy has experienced a 
rebound in economic activity since the 2008/2009 downturn, the Province’s recovery has been relatively 
slow to materialize. The economic rebound has been partially driven by a gradual recovery in the 
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manufacturing sector, fueled by a lower-valued Canadian dollar (relative to the years directly following 
the 2008/2009 global financial crisis) and the gradual strengthening of the U.S. economy.1  

Over the previous decade, Ontario’s economy has been transitioning from goods to services 
production. The trend towards more knowledge-intensive and creative forms of economic activity is 
evident across many sectors within both the broader national, provincial, and regional economies. This 
trend includes growth in financial services, information technology, business services, health care and 
social services, government, advanced manufacturing, energy, information and cultural industries, 
education, training and research, agri-business and tourism.  

Despite this shift in the economic structure of Ontario, manufacturing remains vitally important to the 
provincial economy with respect to jobs and economic output. In fact, the manufacturing sector 
continues to be among Ontario’s largest sources of employment.2 The highly competitive nature of the 
manufacturing sector will require production to be increasingly cost effective and value-added oriented, 
which bodes well for firms that are specialized and capital/technology intensive.  

While the recent performance of the Ontario economy has remained relatively strong over the past 
several years through to early 2020, the COVID-19 pandemic posed a significant challenge to the 
national and provincial economies in Canada. Due to the COVID-19 pandemic, which resulted in the 
Provincial Government mandating varying degrees of lockdowns starting in March 2020 and into early 
2022, the economy has been negatively impacted. By mid-2022, the province lifted many of the 
restrictions that had been in place over the previous two years. At present, the economic impacts from 
the COVID-19 pandemic shutdowns on the Ontario manufacturing sector and the broader economy 
continue to be felt and are anticipated to linger over the years to come.  

While the performance of the Ontario economy is anticipated to remain relatively strong over the near 
terms, there are potential risks to the national and provincial economies which are important to 
recognize. These risks include changes to the North American Free Trade Agreement (NAFTA), the 
adoption of protectionist trade measures in the U.S., and other various changes to the U.S. fiscal and 
industrial policies. These policies have the potential to create negative consequences to the integrated 
supply chain associated with manufacturing.  

3.1.2 Regional 

Invest WindsorEssex, which is the organization responsible for advancing economic development in the 
region, published the Five Year Strategic Plan for 2018-2022. The Strategic Plan identifies Advanced 
Health & Life Sciences, Logistics, Warehousing & Cross-Border Activities, and Advanced Manufacturing 
as Targeted Industry Alignment (Investment Focus) as these industries are deemed to hold opportunity 

 
1 Valued at approximately $0.73 U.S. as of March 2023. 
2 Derived from EMSI Data, 2006-2016 Watson & Associates Economists. 
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for the Windsor-Essex Region.3 Further, these target industry sectors are sectors that are growing at a 
faster rate than the overall local economy and have been identified as Growth and Emerging Industries. 
Invest WindsorEssex aims to concentrate on growing and emerging industries that will drive 
diversification throughout the Region and will support a strong and sustainable economic plan. 

The Ministry of Economic Development, Job Creation and Trade (MEDJCT) has identified several 
industries that have high potential for new business investment and growth. The federal government 
has also indicated priority sectors that are promoted globally for investment into Canada. It is of key 
consideration, where possible, for the City of Windsor and surrounding region to be aligned with federal 
and provincial governments to leverage the significant economic development resources and programs 
offered to support efforts to diversify the economy. 

While the subject lands are located within the City of Windsor, it is important to note the existing supply 
of employment lands within the context of surrounding municipalities. The County of Essex Employment 
Land Needs Analysis (Jones Consulting Group Ltd., 2011) provides the most recent analysis of the 
employment lands supply for the entire County. The County of Essex, comprised of seven lower-tier 
municipalities, underwent the process of developing an Official Plan which was approved in 2014. As 
part of the Official Plan review process, Jones Consulting Group Ltd. completed a Foundation Report in 
2011 which provided a summary of the future projection for the supply of Commercial and Employment 
lands within the County of Essex for the planning period of 2006 to 2031. A summary of the findings of 
this report is presented below in Table 1-1: Existing Estimated Excess Supply of Non-Residential Land, 
County of Essex.  

  
  

 
3 Five Year Strategic Plan.  Invest WindsorEssex.  2018 
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Table 1-1: Exis�ng Es�mated Excess Supply of Non-Residen�al Land, County of Essex, 2011 
 

 

 

 

 

 

 

 

 

 

The report found that there is an over-supply of employment lands of between 821 ha (2,030 acres) to 
935 ha (2,310 acres) across these seven municipalities of Essex County, which are in close proximity to 
the City of Windsor. Although the analysis illustrated that an over-supply of employment lands in Essex 
County, much of the employment lands have constraints that make their development challenging. 
Constraints include parcels that are small in size, have poor locational attributes in relation to the 
Highway 401 corridor, are not planned for municipal servicing within the immediate planning horizon, or 
are disbursed across the County in a manner that does not support singular sites that can accommodate 
large scale industrial and production facilities. As such, the availability of large areas of land suitable for 
employment use is a critical factor to meet economic development objectives in the City of Windsor. 

Currently, the region is experiencing economic growth and activity as the NextStar Energy plant is being 
constructed at the boundary of the City of Windsor and Town of Tecumseh. The Nextstar Energy plant is 
anticipated to provide increased employment opportunities and generate regional competitiveness. The 
preparation of the surplus airport lands for the development of employment uses is supportive of this 
type of economic investment and intensification in the region. By having suitable large scale 
employment lands available, the City of Windsor will position itself to generate economic diversification 
and allow for synergistic development between development occurring on and outside of the subject 
lands.  

3.1.3 Local 

In 2021, Windsor City Council adopted an economic development report called Windsor Works - An 
Economic Development Strategy for the City's Future Growth. The report summarizes that Windsor  

Municipality Commercial Land Employment Land 

Kingsville 36 - 40 ha  
( 89 - 99 ac) 

- 2.4 - 8.5 ha  
( - 6 – 21 ac) 

Lakeshore 246 – 255 ha 
 (608 - 630 ac) 

300 – 331 ha 
 (742 – 818 ac) 

Amherstburg 0 – 5 ha 
 (0 - 12 ac) 

399 – 405 ha 
 (986 - 1,001 ac) 

Leamington 193 – 202 ha 
 (479 - 499 ac) 

101 – 113 ha 
 (252 – 279 ac) 

LaSalle 18 – 28 ha 
(45 - 70 ac) 

21 – 32 ha 
(51 -78 ac) 

Tecumseh 81 – 93 ha 
 (201 - 230 ac) 

24 – 69 ha 
 (58 – 170 ac) 

Town of Essex 4 – 7 ha 
 (10 - 17 ac) 

- 13 – 17 ha 
 (- 31 – 43 ac) 

County of Essex 579 – 630 ha 
(1,431 – 1,557 ac) 

821 – 935 ha 
(2,030 – 2,310 ac) 

Source: NBLC, Foundation Report – Essex County Official Plan Review, August 2011 



3.0    Surrounding Land Use    12 

 

CORPORATION OF THE CITY OF WINDSOR 
Planning Justification Report 
Official Plan and Zoning By-law Amendment 
Surplus Airport Lands, City of Windsor 
August 2023 – 23-5796 

continues to grow its population and attract new investments, creating a diverse economy that 
leverages infrastructure investments, exploits new economic trends, and attracts skilled people to drive 
future growth.  

Similar to the current Regional availability of employment lands, the City of Windsor’s supply faces 
constraints. As summarized in the 2018 Background Report: County Road 42 Secondary Plan by MHBC, 
the City of Windsor retained EDP Consulting to prepare a Study of the Need for Employment Lands in 
2008. The assessment found that there would be a demand for 9,445 jobs located on employment lands 
by 2026. To support this number of new jobs, EDP Consulting estimated that there would need to be 
employment lands in the range of 536 to 661 gross hectares. When this study was conducted in 2007, it 
was determined there were 100 net hectares of usable, vacant employment lands in the City of 
Windsor. A Land Needs Analysis Report, including a focus on an employment land needs assessment, 
was completed by Dillon Consulting Limited for the City of Windsor in 2009. Through this study, it was 
determined that there was a potential supply of 384 gross hectares of vacant employment lands in the 
City. However, after excluding unsuitable lands, including those containing natural heritage features and 
hazards or parcels less than 1.0 hectare in size, the supply of available employment lands in the City was 
calculated to be 275.2 hectares. This represents the total of available lands in Windsor for employment 
uses, which is comprised primarily of parcels that are 2.5 to 20.0 hectares and parcels that are 20.0 
hectares or more. There is a continued need for larger-scale sites to be available for employment uses.  

In considering both the noted need for employment and economic development opportunities in the 
City, region and Province, as well as the limited employment lands suited for large-scale development in 
each of these areas, there is a demonstrated need for additional employment use designated land to 
support the proposed development and investment. At present there is very little, if any, lands available 
for immediate development of employment land uses.  
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4.0 Planning Evalua�on  

4.1 Provincial Policy Statement, 2020 
The Provincial Policy Statement 2020 (PPS) promotes the development of ‘Strong, Healthy Communities’ 
through the redevelopment of lands for an appropriate mix of uses, which includes employment uses 
such as industrial and commercial uses. The proposed uses must be “consistent with” the Provincial 
Policy Statement and as a broad and general document. Through an analysis of the policies, it must be 
demonstrated how the proposed land use is appropriate and advances the Province’s interests. There 
are a number of sections of the Provincial Policy Statement that apply to the proposed development.   

Policy 1.1.1, relating to healthy, liveable and safe communities; 

Policy 1.1.3, relating to settlement areas; 

Policy 1.2.6, relating to land use compatibility; 

Policy 1.3, relating to employment; 

Policy 1.6, relating to infrastructure and public service facilities; 

Policy 1.6.6, relating to sewage, water and stormwater facilities; 

Policy 1.6.7, relating to transportation systems;  

Policy 1.7, relating to long-term economic prosperity;  

Policy 1.8, relating to energy conservation, air quality and climate change; 

Policy 2.1, relating to Natural Heritage; and 

Policy 2.6, relating to Cultural Heritage and Archaeology.  

Our analysis suggests that the following policies of the Provincial Policy Statement are relevant to the 
proposed Official Plan and Zoning By-law Amendments. These policies are included in Appendix A – 
Provincial Policy Statement 2020 Policies and will be referenced throughout the remainder of this 
report. Our analysis concludes that the proposed employment land use on the surplus airport lands is 
consistent with the above policies of the Provincial Policy Statement. 
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4.1.1 Policy Analysis 

Policy 1.1 Managing and Directing Land Use to Achieve Efficient and Resilient Development and Land 
Use Patterns  

1.1.1 Healthy, liveable and safe communities are sustained by:  

a) promoting efficient development and land use patterns which sustain the financial well-
being of the Province and municipalities over the long term; 

b) accommodating an appropriate affordable and market-based range and mix of residential 
types (including single-detached, additional residential units, multi-unit housing, affordable 
housing and housing for older persons), employment (including industrial and commercial), 
institutional (including places of worship, cemeteries and long-term care homes), recreation, 
park and open space, and other uses to meet long-term needs;  

c) avoiding development and land use patterns which may cause environmental or public 
health and safety concerns; and 

g) ensuring that necessary infrastructure and public service facilities are or will be available to 
meet current and projected needs. 

The configura�on and loca�on of the subject lands accommodates the need for larger-scale 
employment land uses in the City to meet long-term economic development needs. The land use 
patern proposed through this Official Plan and Zoning By-law amendment will promote an efficient 
development to sustain the financial well-being of the Province and the City with infrastructure and 
servicing facili�es that will be available to meet the projected needs. Public health and safety concerns 
are not an�cipated to arise from the proposed employment use of the subject lands provided that all 
standards and regula�ons are adhered to as it relates to the Windsor Interna�onal Airport opera�ons 
and development on airport lands. 

Policy 1.1.3 Settlement Area  

1.1.3.1 Settlement areas shall be the focus of growth and development. 

The proposed large scale employment use for the development of light industrial, warehouse, office, 
service commercial, business park, and heavy industrial uses (refer to Figure 1.0 – Location Map) is 
located within the City’s Settlement Area boundary. The proposed employment uses will be contiguous 
to the existing and planned built up area. The proposed development of the surplus airport lands is of 
Provincial interest and will provide a focused area for growth and development in the City.  

1.1.3.2 Land use patterns within settlement areas shall be based on densities and a mix of land 
uses which:  

a) efficiently use land and resources;  
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b) are appropriate for, and efficiently use, the infrastructure and public service facilities which 
are planned or available, and avoid the need for their unjustified and/or uneconomical 
expansion;  

c) minimize negative impacts to air quality and climate change, and promote energy efficiency; 
d) prepare for the impacts of a changing climate;  
e) support active transportation;  
f) are transit-supportive, where transit is planned, exists or may be developed; and  
g) are freight-supportive. 

The subject lands are located nearby to the existing and planned commercial and industrial areas and 
are well served with existing infrastructure, resulting in the efficient use of land and resources in the 
City. The proposed employment land uses are not intended to have any negative impacts to air quality 
and climate change and will consider and promote energy efficiency. The physical attributes of the 
subject lands and surrounding infrastructure supports freight-supportive commercial and industrial 
development and promotes the feasibility of transit service expansion to the Sandwich South Planning 
District.      

1.1.3.6 New development taking place in designated growth areas should occur adjacent to the 
existing built-up area and should have a compact form, mix of uses and densities that allow for 
the efficient use of land, infrastructure and public service facilities. 

The proposed large scale employment uses development is located nearby to existing industrial, office, 
service commercial, and business park land uses. The proposed development of the surplus airport lands 
intensifies vacant land that is well served with existing infrastructure and provides for additional 
employment uses at an appropriate density in support of the development of the Sandwich South 
Planning District and the general employment needs of the City. The development of this land will result 
in the efficient use of land. 

Policy 1.2.6 Land Use Compatibility  

1.2.6.1 Major facilities and sensitive land uses shall be planned and developed to avoid, or if 
avoidance is not possible, minimize and mitigate any potential adverse effects from odour, noise 
and other contaminants, minimize risk to public health and safety, and to ensure the long-term 
operational and economic viability of major facilities in accordance with provincial guidelines, 
standards and procedures. 

The subject lands are located adjacent to the Windsor Interna�onal Airport, with a mix of service 
commercial and industrial uses to the south along County Road 42. To the north and east of the subject 
lands is currently vacant. Any planned land uses on the Windsor Interna�onal Airport property must 
respect the requirements of Transport Canada’s TP 312. The aerodrome standards and 
recommenda�ons of TP 312 place various restric�ons necessary within the airport land area and include  
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specific criteria for building structures on the property. These standards will be adhered to as the 
subject lands are developed. The proposed mix of employment land uses on the subject lands are 
located within an acceptable distance from the planned sensi�ve land uses within the County Road 42  

Planning Area including residen�al, ins�tu�onal, and commercial uses. The distance between the 
planned land uses is appropriate to minimize and mi�gate any poten�al adverse effects from odour, 
noise, and other contaminants as a result of any of the proposed employment uses on the subject lands. 
The subject lands shall be planned to minimize any risk to public safety and to ensure the long-term 
opera�onal and economic viability in accordance with provincial guidelines, standards, and procedures 
with considera�on given for any addi�onal requirements as it relates to the airport land use.  

Policy 1.3 Employment  

1.3.1 Planning authorities shall promote economic development and competitiveness by:  

a) providing for an appropriate mix and range of employment, institutional, and broader mixed 
uses to meet long-term needs;  

b) providing opportunities for a diversified economic base, including maintaining a range and 
choice of suitable sites for employment uses which support a wide range of economic 
activities and ancillary uses, and take into account the needs of existing and future 
businesses;  

c) facilitating the conditions for economic investment by identifying strategic sites for 
investment, monitoring the availability and suitability of employment sites, including 
market-ready sites, and seeking to address potential barriers to investment; and  

e) ensuring the necessary infrastructure is provided to support current and projected needs. 

The subject lands present a strategic opportunity for economic investment, being located close to 
exis�ng transporta�on infrastructure (E C. Row Expressway, Canadian Pacific Railway, Highway 401) that 
will support the projected needs of the employment land uses. The subject lands are also located within 
the Sandwich South Planning District, an area that represents a large supply of lands suitable for new 
residen�al and employment uses. The development of the surplus airport lands for employment uses 
represents an opportunity for large scale and diversified economic ac�vi�es to meet the needs of the 
planned development within the Sandwich South Planning District, as well as the City of Windsor as a 
whole. There is exis�ng suitable infrastructure available to the subject lands with addi�onal servicing 
planned to be extended into the Sandwich South area.  

Policy 1.3.2 Employment Areas  

1.3.2.1 Planning authorities shall plan for, protect and preserve employment areas for current 
and future uses and ensure that the necessary infrastructure is provided to support current and 
projected needs.  
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The development of the surplus airport lands for the purpose of employment uses supports the need for 
approximately 500 to 625 gross hectares of employment lands required to accommodate the projected 
need by 2026 (EDP Consul�ng, 2008). The proposed employment land uses are appropriate for the 
subject lands given the loca�on adjacent to the Windsor Interna�onal Airport, which is considered a 
major facility. The subject lands are supported by the necessary infrastructure, with a number of 
planned infrastructure improvements and addi�ons.   

1.3.2.3 Within employment areas planned for industrial or manufacturing uses, planning 
authorities shall prohibit residential uses and prohibit or limit other sensitive land uses that are not 
ancillary to the primary employment uses in order to maintain land use compatibility. Employment 
areas planned for industrial or manufacturing uses should include an appropriate transition to 
adjacent non-employment areas.  

The proposed Official Plan and Zoning By-law Amendments do not permit residen�al uses.  The 
proposed development of the subject lands for a mix of employment land uses will provide for an 
appropriate transi�on between the land uses with various levels of sensi�vity. Further, the subject lands 
are of substan�al size with the ability to provide on-site mi�ga�on through spa�al separa�on adjacent 
to any planned employment uses. 

1.3.2.6 Planning authorities shall protect employment areas in proximity to major goods 
movement facilities and corridors for employment uses that require those locations.  

The proposed development of the surplus airport lands protects exis�ng lands suitable for employment 
uses which are well supported by exis�ng major goods movement facili�es. The subject lands are 
located close to major goods movement facili�es and corridors including the Windsor Interna�onal 
Airport, the Canadian Pacific Railway, and a number of primary transporta�on corridors used for the 
movement of goods including Highway 401.  

1.3.2.7 Planning authorities may plan beyond 25 years for the long-term protection of employment 
areas provided lands are not designated beyond the planning horizon identified in policy 1.1.2. 

The proposed development will provide a range and mix of employment opportuni�es, suitable to meet 
the exis�ng and projected needs of the City of Windsor. The subject lands are expected to be developed 
over the course of a number of years and the lands shall not be designated beyond the iden�fied 
planning horizon. There is a need for lands suitable in size to accommodate a range and mix of 
employment land uses, including large scale developments, within the City of Windsor. The 
development of these lands within the Sandwich South Planning District will help support the projected 
employment growth iden�fied over the planning horizon (EDP Consul�ng, 2008). 
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Policy 1.6 Infrastructure and Public Service Facilities  

1.6.3 Before consideration is given to developing new infrastructure and public service facilities:  

a) the use of existing infrastructure and public service facilities should be optimized; and  
b) opportunities for adaptive re-use should be considered, wherever feasible. 

The exis�ng infrastructure will be used to the maximum extent possible with the addi�onal 
infrastructure being constructed for use by, and providing benefit to, the surrounding area.  

Policy 1.6.6 Sewage, Water and Stormwater 

1.6.6.2 Municipal sewage services and municipal water services are the preferred form of servicing 
for settlement areas to support protection of the environment and minimize potential risks to 
human health and safety. Within settlement areas with existing municipal sewage services and 
municipal water services, intensification and redevelopment shall be promoted wherever feasible to 
optimize the use of the services. 

Being located within the settlement area, the use of existing municipal sewage services and municipal 
water services will be optimized, along with updates anticipated within the planning horizon, to support 
the activities of the proposed employment land uses.  

1.6.6.7 planning for stormwater management shall: 

a) be integrated with planning for sewage and water services and ensure that 
systems are optimized, feasible and financially viable over the long term; 

b) minimize, or, where possible, prevent increases in contaminant loads; 
c) minimize erosion and changes in water balance, and prepare for the impacts of a changing 

climate through the effective management of stormwater, including the use of green 
infrastructure; 

d) mitigate risks to human health, safety, property and the environment; 
e) maximize the extent and function of vegetative and pervious surfaces; and 
f) promote stormwater management best practices, including stormwater attenuation and re-

use, water conservation and efficiency, and low impact development. 

Any development of the subject lands will promote stormwater management best practices and will 
include facilities to address stormwater runoff and any impacts on the water quality of receiving 
watercourses, as determined through the required technical reports. A stormwater management plan 
will be undertaken as part of the Site Plan Control Application process and will be reviewed and 
approved in consultation with the Essex Region Conservation Authority as part of Site Plan Control 
Approval relating to any individual proposed employment use development. 
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Policy 1.6.7 Transportation Systems  

1.6.7.2 Efficient use should be made of existing and planned infrastructure, including through the 
use of transportation demand management strategies, where feasible. 

The subject lands are easily accessible from the major roadway network and transporta�on facili�es, 
including Interna�onal border crossings, the Windsor Port, the VIA Rail sta�on, and Provincial Highways 
401 and 3. The exis�ng road network and related road improvements posi�on the subject lands to meet 
the transporta�on needs of future development. As the proposed employment land uses are likely to 
involve the frequent movement of people and goods, the surrounding road network including County 
Road 42, Lauzon Parkway, Walker Road, E.C. Row Expressway, and Highways 401 and 3 will be used 
efficiently with any infrastructure upgrades carried out in a manner to facilitate increased transporta�on 
network demand. 

Policy 1.7 Long-Term Economic Prosperity  

1.7.1 Long-term economic prosperity should be supported by:  

a) promoting opportunities for economic development and community investment-readiness;  
c) optimizing the long-term availability and use of land, resources, infrastructure and public 

service facilities;  
g) providing for an efficient, cost-effective, reliable multimodal transportation system that is 

integrated with adjacent systems and those of other jurisdictions, and is appropriate to 
address projected needs to support the movement of goods and people; and 

l) encouraging efficient and coordinated communications and telecommunications 
infrastructure. 

The development of the surplus airport lands represents a considerable opportunity for economic 
development and will facilitate the community’s investment-readiness through the establishment and 
designa�on of the subject lands for employment land uses. The availability of suitable, high quality 
services business parks/employment lands is one of several factors that poten�al investors may consider 
in site selec�on decisions for investment. These lands within the Sandwich South Planning District are 
par�cularly important for the City of Windsor to move forward with preparing for development in an 
effort to accommodate the project needs of the City.  

The Windsor Interna�onal Airport Master Plan (2010) iden�fies the surplus airport lands are being 
strategically located for the poten�al development of a mul�-modal transporta�on hub as there is the 
availability to efficiently use the exis�ng networks including roads, rail, ports, airports, inter-modal 
facili�es, and border crossings. These exis�ng facili�es can accommodate the projected needs to 
support the movement of goods and people. Further, the exis�ng communica�ons and 
telecommunica�ons infrastructure is suitable as Bell Canada and Cogeco Cable have indicated that they 
can readily accommodate the servicing requirements for future development on the airport lands 
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(Windsor Interna�onal Airport Master Plan 2010). Overall, the development of the surplus airport lands 
will lend to the long-term economic success and prosperity of the City of Windsor.  

Policy 1.8 Energy Conservation, Air Quality and Climate Change  

1.8.1 Planning authorities shall support energy conservation and efficiency, improved air quality, 
reduced greenhouse gas emissions, and preparing for the impacts of a changing climate through 
land use and development patterns which: 

c) focus major employment, commercial and other travel-intensive land uses on sites which are 
well served by transit where this exists or is to be developed, or designing these to facilitate 
the establishment of transit in the future; and 

d) focus freight-intensive land uses to areas well served by major highways, airports, rail 
facilities and marine facilities. 

The development of the surplus airport lands for a mix of employment uses will support the 
intensifica�on of the area in a manner that will make the most effec�ve use of infrastructure and be 
transit suppor�ve. Future development of the subject lands will be able to take advantage of the area’s 
strong transporta�on connec�ons as the lands are located in a high-profile area adjacent to major 
facili�es and corridors. The proposed employment uses will be well serviced by the nearby Provincial 
Highways 401 and 3, the future improved County Road 42 and Lauzon Parkway, the Windsor 
Interna�onal Airport, and the Canadian Pacific Railway. The exis�ng suppor�ve transporta�on network 
provides an opportunity for energy conserva�on and efficiency, improved air quality, and reduced 
greenhouse gas emissions.  

Policy 2.1 Natural Heritage  

2.1.2 The diversity and connectivity of natural features in an area, and the long-term ecological 
function and biodiversity of natural heritage systems, should be maintained, restored or, where 
possible, improved, recognizing linkages between and among natural heritage features and areas, 
surface water features and ground water features.  

2.1.7 Development and site alteration shall not be permitted in habitat of endangered species and 
threatened species, except in accordance with provincial and federal requirements.  

2.1.8 Development and site alteration shall not be permitted on adjacent lands to the natural 
heritage features and areas identified in policies 2.1.4, 2.1.5, and 2.1.6 unless the ecological 
function of the adjacent lands has been evaluated and it has been demonstrated that there will be 
no negative impacts on the natural features or on their ecological functions. 

At the eastern boundary of the subject lands are two areas iden�fied as the Airport Woodlots, which are 
considered significant by the Province, City of Windsor, and Essex Region Conserva�on Authority. The 
long-term ecological func�on and biodiversity of these natural heritage features will be further  
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inves�gated to determine the best strategies for maintaining and/or improving their func�on. Any 
future development on the subject lands will adhere to all Provincial and Municipal policies and 
recommenda�ons as it relates to the Natural Heritage features. The required studies and, if necessary, 
approvals will be completed/obtained in accordance with Policy 2.1.8. 

Policy 2.6 Cultural Heritage and Archaeology 

2.6.2 Development and site alteration shall not be permitted on lands containing archaeological 
resources or areas of archaeological potential unless significant archaeological resources have 
been conserved.  

A Stage 1 Archaeological Assessment was completed by Lincoln Environmental Consul�ng Corp., dated 
May 2023. The Stage 1 Archaeological Assessment recommends a Stage 2 Assessment for the en�rety of 
the subject lands. Preliminary results indicated nothing of significance was discovered. Reports are 
currently being finalized and submited to the MHSTCI for review and entry into the Ontario Public 
Register of Archeological Reports.  

4.1.2 Policy Analysis Conclusion 

We are of the opinion the development of the surplus airport lands for employment land uses is 
consistent with the Provincial Policy Statement, 2020 as demonstrated through the above analysis of 
applicable policies. The Provincial Policy Statement policies are included in Appendix A – Provincial 
Policy Statement 2020 Policies.  

4.2 City of Windsor Official Plan 
Similar to the Provincial Policy Statement, the City of Windsor Official Plan (OP) supports the direction of 
growth and development with consideration towards social, environmental, and economic matters. 
Land use designations in the Official Plan are intended to promote a compact pattern of development 
with compatible development directed to appropriate locations in existing and future neighbourhoods. 
In the Essex Region, the City of Windsor is the main employment, population, and cultural centre. The 
subject lands are currently designated as Airport, Industrial, and Future Employment Area in Schedule D 
– Land Use Plan of the City of Windsor Official Plan. The current land use designations do not permit the 
development of employment uses on the entirety of the proposed subject lands. The current Airport 
and Industrial land use designations are to remain. The proposed City of Windsor Official Plan 
Amendment (OPA) will be brought forward to City Council for consideration to redesignate the portion 
of the subject lands designated as Future Employment Area to the Industrial or Business Park land use 
designations. The final configuration of the land use designation boundaries is to be determined. The 
proposed OPA will facilitate the availability of suitable lands appropriate for large scale employment 
uses in the City of Windsor. 
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The Airport, Industrial, and Business Park land use designa�ons permit a broad range of employment 
uses. Due to the characteris�cs of the built form and opera�ons of such uses, various employment land 
uses are more appropriately clustered together and separated from sensi�ve land uses (OP, 6.4.3). Our 
analysis suggests that the proposed development of the surplus airport lands, subject to the approval of 
the Official Plan and Zoning By-law Amendments, will be in conformity with the applicable policies of the 
Official Plan, which include the following: 

Sec�on 3.2.2, rela�ng to a vibrant economy; 

Sec�on 3.2.3, rela�ng to a sustainable, healthy environment; 

Sec�on 3.3, rela�ng to the urban structure plan; 

Sec�on 4.2.6., rela�ng to objec�ves for economic opportunity for a healthy community; 

Sec�on 5.4.5, rela�ng to noise and vibra�on policies;  

Sec�on 6.1, rela�ng to goals for land use designa�ons and associated policies; 

Sec�on 6.4, rela�ng to employment policies; 

Sec�on 6.4.3, rela�ng to the Industrial land use designa�on policies;  

Sec�on 6.4.4, rela�ng to the Business Park land use designa�on policies; 

Sec�on 6.12, rela�ng to Windsor Airport; 

Sec�on 6.13.4, rela�ng to Future Employment Area policies; 

Sec�on 7.2.2, rela�ng to the transporta�on system; 

Sec�on 7.2.3, rela�ng to pedestrian network policies; 

Sec�on 7.2.4, rela�ng to the cycling network;  

Sec�on 7.2.5, rela�ng to public transporta�on; 

Sec�on 7.2.6, rela�ng to road network policies;  

Sec�on 7.2.10, rela�ng to air transporta�on policies; 

Sec�on 7.3.2, rela�ng to general policies for infrastructure; 

Section 7.3.3, relating to infrastructure provision policies;  

Section 7.3.4, relating to sewage and stormwater management works 

Section 7.3.5, relating to solid waste management;  

Section 7.3.6, relating to utilities and other infrastructure policies;  

Section 8.2.2, relating to urban design for the image of Windsor;  

Section 8.3.2, relating to design for people; 
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Section 8.4.2, relating to pedestrian access;  

Section 8.7, relating to built form;  

Section 8.12, relating to safety; 

Section 8.13, relating to lighting;  

Section 9.3.2, relating to identification of heritage resources; and 

Section 11.6.3, relating to zoning by-law amendments. 

4.2.1 Policy Analysis 

Section 3.2.2.1 Employment Centres  

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 poise to 
take advantage of Windsor’s role as an international gateway.  

The proposed change in land use designation will support economic investment in the City of Windsor 
by providing a large area of lands suitable for employment land uses. The employment land uses shall be 
clustered together to create efficient employment and investment opportunities. The subject lands are 
adjacent to a major facility and have convenient access to major transportation routes. As the Sandwich 
South Planning District develops, the intensification provided by the proposed development of the 
surplus airport lands will encourage the development of transit infrastructure.  

The Windsor International Airport Master Plan (2010) identified the opportunity for trans border 
business between Detroit/Windsor, the Windsor International Airport, and the Sandwich South Planning 
District. The proposed employment lands have the potential to serve as a primary business gateway and 
a major logistics cluster. The development of the subject lands presents a strategic market opportunity 
given that the lands are located in close proximity to the Windsor-Detroit gateway and Highway 401, 
providing convenient access to major transportation networks. 

Section 3.2.3.1 Transportation System 

Windsor will work toward achieving a sustainable transportation system where all modes of 
transportation can play a more balanced role.  The creation of mixed use and employment centres will 
allow businesses and services to be closer to homes and allow greater opportunities for walking, 
cycling and transit. 
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The subject lands are located north of the County Road 42 Planning Area. The County Road 42 Planning 
Area supports a range and mix of land uses including residential, commercial, institutional, business 
park, and mixed use. The proposed employment land uses on the surplus airport lands will be 
appropriately located and planned for to account for these sensitive land uses within the County Road 
42 Planning Area. The close proximity to planned residential and commercial service land uses will 
promote opportunities for walking, cycling, and transit infrastructure within the community. The 
location of the subject lands nearby to major transportation networks will facilitate efficient use of the 
multi-modal transportation system. 

Section 3.3.1.2 Major Activity Centres 

Major Activity Centres are second in the hierarchy of nodes in Windsor. The following comprise 
Windsor’s Major Activity Centres: 

(a) Regional Commercial Centres;  
(b) Regional Institutional Centres;  
(c) Regional Employment Centres; and 
(d) Regional Open Space System. 

These types of nodes are considered to be sub-regional in the context of Windsor and were originally 
planned as single-use facilities that have evolved into multi-use urban areas with a variety of densities.   

(c) Regional Employment Centres 

Regional Employment Centres are a type of Major Activity Centre where a large number of jobs 
are located.  This type of node typically serves as a location for the large-scale manufacturing or 
distribution of goods.  Additionally, retail, office and personal service uses may be established as 
ancillary uses. 

According to Schedule “J” – Urban Structure Plan of the City’s Official Plan, the subject lands are 
designated as a Regional Employment Centre. 

The Regional Employment Centre is intended to be an area where a larger number of jobs are located. 
Regional Employment Centres exist to serve as the location for clusters of manufacturing and 
commercial land uses. The proposed development of the subject lands for employment land uses is 
consistent with the objectives of the Regional Employment Centre and will act as a hub of economic 
activity within the Sandwich South Planning District.  

The subject lands are located directly north of an area identified as a Regional Institutional Centre. There 
is potential for the less intensive employment uses to develop nearby to the Regional Institutional 
Centre, taking advantage of possible synergies and unique market opportunities to promote investment 
and economic growth within the Sandwich South Planning District.  
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Section 4.2.6.1 Employment Opportunities 

To provide for a wide range of employment opportunities at appropriate locations throughout 
Windsor. 

The proposed development of the subject lands for employment uses including light industrial, 
warehouse, office, service commercial, business park, and heavy industrial uses adds to the range of 
employment options available. The location of the subject lands is appropriate given the anticipated 
economic and population growth patterns within the City and the development plan for the Sandwich 
South Planning District. The subject lands are well serviced by the existing and planned infrastructure 
and represent the opportunity to provide large scale lands suitable and available for investment. The 
development of the subject lands for employment uses accommodates the projected employment land 
requirements for the City.  

Section 4.2.6.2 Economic Development 

To encourage a range of economic development opportunities to reach full employment. 

The proposed development is supportive of economic development opportunities for the City of 
Windsor that will provide additional employment options for residents. The proposed development of 
the surplus airport lands for employment land uses is consistent with the desire to attract increased 
economic activity to the airport lands and position the Sandwich South Planning District as a primary 
business gateway and major multi-modal hub (Windsor International Airport Master Plan, 2010).     

Section 5.4.5.1 Regard for Noise & Vibration 

Council shall require the proponent of development in proximity to existing or proposed sources of 
noise and vibration, or the proponent of development that may be a source of noise or vibration, to 
evaluate the potential negative impacts of such noise and vibration on the proposed future land 
use.  In determining the exact distances for the application of this policy, the Municipality shall have 
regard to provincial legislation, policies and appropriate guidelines (Amended by OPA 43 – 
06/13/2006 – OMB Order 1695) 

Airport operations may be the source of significant noise and vibration impacts. To estimate the 
potential noise impacts on areas in the vicinity of airport operations, Noise Exposure Forecast contours 
(NEF) are used to measure the likely level of community response to airport noise. In 2009, a noise 
exposure forecast was prepared for the Windsor International Airport. The NEF around the airport was 
forecasted at 25 and 30. TP1247 – Land Use in the Vicinity of Airports (Transport Canada) outlines land 
uses that are compatible from a noise perspective. Given the NEF values of 25 and 30, TP1247 indicates 
that the proposed land uses for employment uses represents compatible land use planning with minimal 
noise conflicts. The proposed land uses may act as a source of noise and vibration. Any development  
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shall consider implementing noise control actions, especially as development approaches the planned 
sensitive land uses to the south of County Road 42.  

Section 5.4.5.2 Require Study 

If a proposed development is expected to be subject to noise or vibration, or to cause noise or 
vibration, the proponent shall be required to complete a noise and/or vibration study to the 
satisfaction of the Municipality to support the feasibility of the proposal in accordance with the 
Procedures chapter of this Plan. (Amended by OPA 43 – 06/13/2006 – OMB Order 1695) 

The development of the surplus airport lands for employment land uses may create noise and vibration 
impacts. As such, any new development shall evaluate any potential negative impacts from noise and 
vibration in order to support the feasibility of the proposed development. Given the size of the subject 
lands, and the variety of potential development options, there is considerable opportunity for 
abatement measures. Any new development with expected noise and vibration impacts shall complete 
the required studies as per any municipal, provincial, or federal requirements. Special consideration 
should be given to any proposed land uses directly adjacent to airport operations. Transport Canada’s 
TP1247 should be consulted to ensure safe and compatible development as it relates to noise and 
vibration impacts.  

Section 5.4.5.3 Abatement Measures 

Abatement measures may include one or more of the following, depending on the physical 
characteristics of the specific location and the source of the noise and/or vibration: 

(a) increased setbacks from the noise or vibration source; 
(b) sound barriers such as landscaped berms, walls, buildings, and fences; 
(c) building design, including specific attention to height, massing, internal layout and fenestration; 
(d) building construction, including materials for acoustical and/or vibration insulation, glaze or 
ventilation; 
(e) registered notice on title of possible excessive noise and/or vibration; and 
(f) any other appropriate attenuation measures. 

Future development of the surplus airport lands for light industrial, warehouse, office, service 
commercial, business park, and heavy industrial land uses shall consider the appropriate abatement 
measures based on any expected noise and vibration impacts either as a result of the adjacent airport 
operations or as a result of the proposed use. The final consideration and detail of the appropriate 
abatement measures will be determined at the detailed design stage of any individual future 
development proposal.  
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Section 5.4.5.4 Implementation 

Council shall require that appropriate noise and/or vibration abatement measures be implemented by 
the proponent as a condition of development approval. 

Should a noise and vibration study be required for any individual development proposal, said proposal 
shall consider the appropriate abatement measures to be implemented at the detailed design stage as a 
condition of development approval. 

Section 6.1.4 Employment 

The retention and expansion of Windsor’s employment base. 

The proposed development of the surplus airport lands for large scale employment land uses will 
contribute to the goal of expansion of Windsor’s employment base, especially in the Sandwich South 
Planning District. Given the longevity and scale that the development of these lands will provide, there is 
the potential to generate a large number of new jobs and economic activity. The use of the surplus 
airport lands for a diverse set of employment uses will support, expand, and retain the employment 
base within the City and the surrounding region.   

Section 6.1.12 Airport 

Protection and enhancement of Windsor Airport’s role in serving passenger and cargo needs. (added 
by OPA #60–05/07/07-B/L85-2007–OMB Decision/Order No.2667, 10/05/2007) 

The development of the surplus airport lands for employment land uses has the potential to enhance 
the Windsor Airport’s role in serving passenger and cargo needs as it will generate an increase in 
economic activity and will support businesses and industries that rely on air transportation. Special 
consideration and adherence to all applicable legislation will ensure that no incompatible land uses are 
proposed within the Airport Operating Area. 

Section 6.1.13 Future Growth Areas 

The provision of sufficient land in appropriate locations to accommodate future population and 
employment growth in Windsor. (added by OPA #60–05/07/07-B/L85-2007–OMB Decision/Order 
No.2667, 10/05/2007) 

The proposed Official Plan and Zoning By-law Amendments will facilitate the logical development of the 
surplus airport lands for employment land uses, which will ensure a sufficient supply of land to 
accommodate new commercial and industrial activity. The development of the subject lands will make 
use of appropriately located lands based on the intent of the Sandwich South Planning District and the 
City’s development phasing plan.  
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Section 6.4.1 Employment Lands Objectives 

The following objectives establish the framework for development decisions in Employment areas: 

(6.4.1.1) to ensure Windsor continues to be an attractive place to establish businesses and locate 
employees; 

(6.4.1.3) to ensure that employment uses are developed in a manner which are compatible with 
other lands uses; 

(6.4.1.4) to accommodate a full range of employment activities in Windsor; 

(6.4.1.5) to enhance the quality of employment areas by providing complementary services and 
amenities;  

(6.4.1.6) to locate employment activities in areas which have sufficient and convenient access to 
all modes of transportation; and 

(6.4.1.11) to promote comprehensively planned employment areas. 

The use of the surplus airport lands for employment land uses satisfies a number of objectives set out 
for the employment land use within the City of Windsor. By providing appropriately designated and 
zoned lands of a large scale, the City will be able to attract and support a range and mix of economic 
investment opportunities. The subject lands will develop comprehensively in a manner which promote 
compatibility between individual proposals and takes advantage of any potential synergies between 
industries. The subject lands are suitably located with convenient access to a variety of transportation 
modes including air, vehicular, and rail.  

Section 6.4.2.1 Sufficient Supply 

Council shall designate a sufficient supply of appropriately located Industrial and Business Park lands 
to meet the projected 20-year employment demands. 

The development of the surplus airport lands for employment land uses will add to the supply of lands 
suitable for a range and mix of development options in support of the current need for the City to 
supply designated and appropriately zoned employment lands to meet the employment demands. 

Section 6.4.2.2 Attract Business 

Council shall encourage businesses and industries to locate and expand in Windsor. 

The surplus airport lands have the potential to be a driver of economic activity and contribute 
significantly to the expansion of new and existing industries in the City. The availability of the subject 
lands for a range and mix of employment uses will build on Windsor’s manufacturing strength while 
diversifying via building up adjacent sectors. The development of the subject lands will support the 
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desire to attract new investments, leverage infrastructure investments, and exploit economic trends to 
drive growth. 

Section 6.4.2.3 City Participation 

Council shall facilitate economic investment by: 

(a) planning and developing Industrial and Business Park areas; 
(b) participating in the development or redevelopment of strategic areas of Windsor; 
(c) fostering public-private partnerships to facilitate economic development; and 
(d) other measures as may be appropriate. 

The surplus airport lands represent an opportunity for appropriately located commercial and industrial 
development. The subject lands are strategically located in an area of the City that is expected to 
experience significant growth, while being well supported by the existing infrastructure network. This 
significant opportunity for economic development will attract new investment interest and may 
generate public-private partnerships to facilitate growth within the City. The development of the subject 
lands will require Council’s participation in appropriately designating and zoning the lands to facilitate 
the suitable development of employment land uses. 

Section 6.4.2.4 Site Plan Control 

Council shall require all development within areas designated as Industrial and Business Park to be 
subject to site plan control, with the exception of Public Open Space uses. 

Any individual development proposal within the subject lands will be subject to Site Plan Control 
Approval prior to the issuance of any building permits.  

Section 6.4.3.1 Permitted Uses in the Industrial Land Use Designation 

Uses permitted in the Industrial land use designation identified on Schedule D: Land Use include 
establishments which may exhibit any or all of the following characteristics: 

(a) large physical size of site or facilities; 
(b) outdoor storage of materials or products; 
(c) large production volumes or large product size; 
(d) frequent or continuous shipment of products and/or materials; 
(e) long hours of production and shift operations; 
(f) likelihood of nuisances, such as noise, odour, dust or vibration; 
(g) multi-modal transportation facilities; 
(h) is dependent upon, serves or otherwise complements the industrial function of the area; and 
(amended by OPA #22 – 07/16/02); and 
(i) service and repair facilities.  (amended by OPA #22 – 07/16/02). 
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The Official Plan Amendment to designate a portion of the subject lands as Industrial will provide the 
opportunity for a range and mix of uses to accommodate the employment land needs of the City and 
generate diverse economic investment. While the specific uses of the subject lands have not yet been 
identified, there is a desire to prepare a large area of lands to accommodate the employment demands 
that the City is expecting. Any future individual proposals within the Industrial land use designation shall 
adhere to the permitted uses as identified in the Official Plan.  

Section 6.4.3.3. Locational Criteria 

Industrial development shall be located where: 

(a) the industrial use can be sufficiently separated and/or buffered from sensitive land uses; 
(b) there is access to an arterial road; 
(c) full municipal physical services can be provided; 
(d) industry related traffic can be directed away from residential areas; 
(e) peak period public transportation service can be provided; and 
(f) there is access to designated truck routes. 

The subject lands are sufficiently separated away from nearby sensitive land uses, with the intent that 
the more intensive industrial uses be located adjacent to the airport operations and the less intensive 
uses be located closer to County Road 42 and the 9th Concession Road. The subject lands have direct 
access to County Road 42 which is designated as a Class I arterial road and provides connection to 
designated truck routes and the greater transportation network including Provincial Highways 401 and 
3. The industry related traffic will be directed away from nearby residential areas. While no public 
transportation service is currently available in the area, there is the planned expansion of transit services 
to the Sandwich South Planning District. Full municipal services are available to the subject lands with 
planned improvements.  

Section 6.4.3.4 Evaluation Criteria 

At the time of submission, the proponent shall demonstrate to the satisfaction of the Municipality that 
a proposed industrial 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; 
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(c) capable of being provided with full municipal physical services and emergency services; 
(d) provided with adequate off-street parking; and 
(e) compatible with the surrounding area in terms of siting, orientation, setbacks, parking and 
landscaped areas. 

The development of the surplus airport lands is feasible based on the provisions of the Official Plan, 
provincial legislation, and other legislation and policies as it relates to the Windsor International Airport 
and the development of airport lands / vicinity lands. The development of these lands for employment 
land uses is in keeping with the goals of the Sandwich South Planning District and the Windsor 
International Airport Master Plan, along with the Official Plan and other applicable policies and 
guidelines. There is available municipal services and emergency services readily available to the subject 
lands, as well as a suitable transportation network to support the needs of the industrial uses. 
Development on the subject lands will occur in a manner that is compatible with each individual 
proposed use and will provide the appropriate transition from the airport operations to the planned 
land uses within the County Road 42 Planning Area.  

Section 6.4.3.5 Design Guidelines 

The following guidelines shall be considered when evaluating the proposed design of an Industrial 
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, storage and service areas; and 
(ii) the separation between the industrial use and adjacent sensitive uses, where appropriate. 

(c) motorized vehicle access is oriented in such a manner that industry 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) loading bays and service areas are located to avoid conflict between pedestrian circulation, 
service vehicles and movement along the public right-of-way; and 
(f) the design of the development encourages and/or accommodates public transportation services. 
(g) the design of the development encourages the retention and integration of existing woodlots, 
vegetation and drainage corridors where feasible to provide amenity areas for employees and to 
create a positive visual image of industry in Windsor. (added by OPA #60–05/07/07-B/L85-2007–
OMB Decision/Order No.2667, 10/05/2007) 

The design of any individual industrial development proposal shall adhere to the design guidelines as set 
out by the Official Plan. Design review through the Site Plan Control Approval process per each 
development proposal will ensure that the development of the subject lands occurs in a manner that 
will contribute to the positive visual image of industry in Windsor.  
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Section 6.4.4.1 Permitted Uses in the Business Park Land Use Designation 

Uses permitted in the Business Park land use designation include: 

(a) establishments devoted to research, development and information processing, offices, services, 
industrial research and/or training facilities, communication, production uses, printing and 
publishing; and 
(b) selected industrial uses which: 
 (i) do not create nuisances such as noise, dust, vibration or odour;  
 (ii) confine industrial operations within a building and/or structure; and  
 (iii) do not require outside storage. 

The Official Plan Amendment to designated a portion of the subject lands as Business Park will provide 
the opportunity for a range and mix of uses to accommodate the employment land needs of the City 
and generate diverse economic investment. While the specific uses of the subject lands have not yet 
been identified, there is a desire to prepare a large area of lands to accommodate the employment 
demands that the City is expecting. Any future individual proposals within the Business Park land use 
designation shall adhere to the permitted uses as identified in the Official Plan.  

Section 6.4.4.3. Locational Criteria 

Business Park development shall be located where: 

(a) the business park uses can be sufficiently separated and/or buffered from sensitive land uses;  
(b) the site will be accessible and highly visible from Controlled Access Highway of a Class I or Class 

II Arterial Road; 
(c) full municipal physical services can be provided;  
(d) business park related traffic can be directed away from residential areas;  
(e) public transportation service can be provided; and  
(f) there is access to designated truck routes.  

The subject lands are sufficiently separated from the existing and planned nearby sensitive lands uses. 
Development of the subject lands will feature the less intensive and intrusive employment uses along 
County Road 42. The employment uses along County Road 42 shall be well buffered from the planned 
land uses within the County Road 42 Planning Area. The subject lands have direct access to County Road 
42 which is designated as a Class I arterial road and provides access to the existing transportation 
network which will direct the employment related traffic away from any residential areas and provide 
access to designated truck routes. The development of the surplus airport lands will support the planned 
expansion of public transit services to the Sandwich South Planning Area. The subject lands are 
supported by full municipal services with access to emergency services.  
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Section 6.4.4.4 Evaluation Criteria 

At the time of submission, the proponent shall demonstrate to the satisfaction of the Municipality that 
a proposed industrial 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; and 
(e) compatible with the surrounding area in terms of siting, orientation, setbacks, parking and 
landscaped areas. 

The development of the surplus airport lands is feasible based on the provisions of the Official Plan, 
provincial legislation, and other legislation and policies as it relates to the Windsor International Airport 
and the development of airport lands / vicinity lands. The development of these lands for employment 
land uses is in keeping with the goals of the Sandwich South Planning District and the Windsor 
International Airport Master Plan, along with the Official Plan and other applicable policies and 
guidelines. There is available municipal services and emergency services readily available to the subject 
lands, as well as a suitable transportation network to support the needs of the business park uses. 
Development on the subject lands will occur in a manner that is compatible with each individual 
proposed use and will provide the appropriate transition between the airport operations and the 
planned land uses within the County Road 42 Planning Area.  

Section 6.4.4.5 Design Guidelines 

The following guidelines shall be considered when evaluating the proposed design of a Business Park 
development: 

(a) the ability to achieve the associated policies as outlined in the Urban Design chapter of this Plan; 
(b) the massing and scale of buildings, and the extent of which their orientation, form and siting 
help to enhance the well landscaped setting of the business park; 
(c) the provision of functional and attractive signage;  
(d) 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. 
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(e) motorized vehicle access is orientated in such a manner that business park related traffic will be 
discouraged from using Local Roads where other options are available; 
(f) loading bays and service areas are located to avoid conflict between pedestrian circulation, 
service vehicles and movement along the public right-of-way; 
(g) pedestrian and cycling access is accommodated in a manner which is distinguishable from the 
access provided to motorized vehicles and is safe and convenient; 
(h) the design of the development encourages and/or accommodates public transportation 
services; and 
(i) the design of the development encourages the retention and integration of existing woodlots, 
vegetation and drainage corridors where feasible to provide amenity areas for employees and to 
create a positive visual image of industry in Windsor. (added by OPA #60–05/07/07-B/L85-2007–
OMB Decision/Order No.2667, 10/05/2007) 

The design of any individual business park development proposal shall adhere to the design guidelines 
as set out by the Official Plan. Design review through the Site Plan Control Approval process per each 
development proposal will ensure that the development of the subject lands occurs in a manner that 
will contribute to the positive visual image of industry in Windsor.  

Section 6.12.1 Windsor Airport Objectives 

(6.12.1.1) to recognize and strengthen the airport’s role in the City of Windsor as an important 
component of the transportation system; 

(6.12.1.2) to provide for suitable groundside and airside uses and services; and 

(6.12.1.3) to minimize the potential for conflicting or incompatible land uses. 

The development of the surplus airport lands for employment land uses will strengthen the airport’s 
role in the City and will take advantage of the transportation system. The employment land uses 
proposed for the subject lands have the potential to maximize the availability of the airport for the 
movement of goods and people. Groundside employment includes public or private concerns not 
requiring direct airside access including airport and non-airport uses. Airside employment includes 
general aviation facilities and functions requiring airside access. Less intensive employment land uses 
shall be focused away from the airport operations and closer to County Road 42. No land uses that 
create conflict with airport operations shall be considered within the subject lands. 

Section 6.12.2 Windsor Airport Policies 

Uses permitted in the Airport land use designation identified on Schedule ‘D’: Land Use are as follows:  

(a) civilian or military airport;  
(b) airport terminal facilities and communications structures;  
(c) uses permitted in Employment Areas, as described by Section 6.4, provided that they do no 

conflict with aircraft operations;  
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(d) hotels and related commercial uses; and 
(e) other uses in accordance with the Windsor Airport Master Plan, Land Use and Reserve Land 

Plan, as amended from time to time. 

A portion of the subject lands are currently designated as Airport. This land use designation is to remain 
on these lands and will not be considered as part of the Official Plan Amendment. Development 
occurring on the portion of lands designated as Airport shall be required to conform to the above noted 
permitted uses. Land uses on the airport property must further respect the requirements of Transport 
Canada’s TP 312 and TP 1247.  

Section 6.13.4 Future Employment Area Policies 

(6.13.4.1) the Future Employment Area designation is intended to accommodate future 
Industrial and Business Park designations; 

(6.13.4.3) Council may consider site-specific Official Plan Amendments for a Future Employment 
Area without requiring a Secondary Plan provided the proposed development is of a large-scale, 
single use nature such as a multi-modal transportation facility or large manufacturing plant. Site 
specific exemptions will only be considered where all studies relation to physical servicing, 
transportation, environmental evaluation or others as requires by this Plan are completed as 
part of an alternative planning process and where the absence of a Secondary Plan will not 
jeopardize the orderly planning and development of the site or surrounding lands; and 

(6.13.4.4) Future Employment Areas shall develop on full municipal physical services in 
accordance with the policies contained in Section 7.3 of this Plan. 

The portion of the subject lands designated as Future Employment Area are intended to be redesignated 
to Industrial and Business Park land use designations. The final configuration of the land use 
designations is to be determined based on projected employment needs. The development of the 
subject lands is intended for large-scale industrial and business park investment. As of the date of this 
report studies related to physical servicing, transportation, and environmental evaluation have been 
completed by Dillon Consulting Limited in support of the proposed Official Plan and Zoning By-law 
Amendments. While there is no secondary plan complete for the subject lands, there is no anticipated 
negative impact to the orderly planning of the subject lands given that the property will be owned by 
the City of Windsor and leased to future proponents of development. There is no negative impact to the 
surrounding lands anticipated as there is a secondary plan in place for the lands to the south known as 
the County Road 42 Planning Area. Full municipal services are expected to be available to the subject 
lands as indicated in the supporting studies. 

Section 7.2.2.5 Alternative Development Patterns 

Council shall promote development patterns that support an increase in walking, cycling and public 
transportation in accordance with the Land Use and Urban Design chapters of this Plan. 
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The subject lands represent an opportunity to comprehensively development a large area with increase 
employment density. The development pattern planned for the subject lands supports the expansion of 
transit services to the Sandwich South Planning District and may encourage the increase in active 
transportation methods as the County Road 42 Planning Area develops and a range and mix of land uses 
become available nearby. There is long-term opportunity for the thoughtful integration of a multi-modal 
transportation network in the area though the implementation of alterative development patterns.  

Section 7.2.2.9 Truck Route System  

Council shall establish and manage a truck route system to minimize the intrusion of trucks into 
sensitive areas while providing acceptable access to business and industries. 

The subject lands have direct access from County Road 42 which is designated as a Class I arterial road 
and as a truck route. County Road 42 provides access to Walker Road and Lauzon Road. Walker Road 
provides direct access to Provincial Highways 401 and 3 with Lauzon Road providing future access to 
Highway 401. Trucks will have sufficient access from the subject lands to the existing major roadway 
network and transportation facilities. The existing road network and related road improvements 
position the subject lands well to meet the transportation needs of future development. The subject 
lands are easily accessed from the International border crossings, the Windsor Port, the VIA Rail station, 
E.C Row Expressway, and Provincial Highways 401 and 3. The suitability of the existing truck route 
system to support the proposed development of the subject lands for employment use is to be 
confirmed through the applicable technical studies and reports.  

Section 7.2.2.10 Truck Access 

Council recognizes that while truck access is necessary for some properties, the adverse effects of 
truck traffic shall be minimized by: 

(a) Discouraging truck traffic in residential and pedestrian oriented areas; 
(b) Directing land uses which generate substantial truck traffic to appropriate areas in accordance 
with the Land Use chapter of this Plan; 
(c) Ensuring the proper design of roads intended to carry truck traffic; and 
(d) Implementing other measures as may be appropriate and necessary. 

Any negative impacts anticipated from future truck traffic related to the development of the surplus 
airport lands will be minimized as the subject lands are not located within a residential area, or an area 
that is predominantly pedestrian-oriented. The proposed employment land uses are appropriate given 
the subject lands meet the locational criteria outlined in the Official Plan for Industrial and Business Park 
land uses. As such, any impacts from the substantial truck traffic anticipated will be minimized based on 
direction provided through additional technical studies and reports.  
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Section 7.2.2.11 Hazardous Goods 

Council shall restrict the movement of hazardous goods to transportation routes which avoid high risk 
areas and provide safe and direct access to their intended destination. 

The potential for movement of hazardous goods related to operations of the proposed employment 
land uses are appropriately restricted to transportation routes with direct access to intended 
destinations, avoiding high risk areas.  

Section 7.2.2.12 Parking & Loading Facilities 

Council shall require adequate off-street parking and loading facilities as a condition of development 
approval in accordance with the Land Use chapter of this Plan. 

Any individual development proposals shall contain ample off-street parking areas with loading facilities 
located on-site. 

Section 7.2.2.18 Land Use and Transportation 

Council shall recognize the link between land use and transportation systems by: 

(a) Focusing office development and high-density employment and high density residential in areas 
which have access to transit and pedestrian amenities; 
(b) Encouraging commercial and employment uses within 400 metres to 800 metres of residential 
areas to promote the use of active transportation and to promote transit service. 

The development of the subject lands represents the opportunity for the development of high-density 
employment and supports the planned expansion of transit services to the Sandwich South Planning 
District. The development of the subject lands will include the appropriate pedestrian amenities such as 
sidewalks and bicycle parking. The subject lands are located adjacent to the County Road 42 Planning 
Area which will feature a mix of residential densities, including high density residential options, in 
support of a multi-modal transportation network. 

Section 7.2.2.20 Transit Supportive Development 

Council shall support transit by planning for compact mixed-use, higher density residential, 
commercial and employment development within concentrated nodes and corridors that are adjacent 
to higher order transit corridors. 

The development of the surplus airport lands will support the expansion and use of transit in the 
Sandwich South Planning District. The high-density employment use is located within a Regional 
Employment Centre and adjacent to a Regional Institutional Centre. These areas have the potential to 
act as nodes for transit services and be focal areas within the City.  
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Section 7.2.2.21 Minimizing Vehicle Trips and Travel Distances 

Council shall implement land use patterns that promote sustainable travel by locating land uses within 
reasonable walking or cycling distance by: 

(a) Encouraging development that include an appropriate mix of residential, commercial and 
employment lands within reasonable walking distance of each other; 
(b) Planning higher density developments in areas along major transportation corridors and nodes; 
and 
(c) Integrating land use and transportation planning decisions by ensuring each fit the context of 
each other’s specific needs. 

The development of the subject lands for higher density employment uses is appropriate given the 
location along the County Road 42 transportation corridor with connections to other major 
transportation corridors including E.C Row Expressway and Provincial Highways 401 and 3. Planned 
improvements to the existing transportation networks including work to County Road 42 and the 
extension of Lauzon Road to Highway 401 will further support the development of the subject lands. The 
subject lands are located at an appropriate distance from the County Road 42 Planning Area planned 
land uses, including a mix of institutional, residential, and commercial development, to facilitate the use 
of active transportation and minimize the number of vehicle trips. The expansion of transit services to 
the Sandwich South Planning District will be supported through the development of high-density 
employment uses on the subject lands. The combination of these existing and planned elements will 
work holistically to reduce the number of vehicle trips required.  

Section 7.2.2.25 Transit Supportive Design  

Council shall support transit friendly design by: 

(a) Planning for compact, higher density developments along nodes and corridors; 
(e) Promoting urban design that encourages walking and cycling; and 
(f) Requiring entranceways proximate to the public right of way to reduce walking distances for 
pedestrians, particularly those who are mobility impaired. 

The subject lands are located within a Regional Employment Centre and adjacent to a Regional 
Institutional Centre. These areas have the potential to be important destinations within the regional 
public transit network. The subject lands are located along the County Road 42 corridor which provides 
access to a number of significant transportation facilities. As individual development proposals are 
brought forth, they shall consider the site layout so as to support walking and cycling access from the 
public rights-of-ways.  
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Section 7.2.3.1 Pedestrian Movement 

Council shall require all proposed developments and infrastructure undertakings to provide facilities 
for pedestrian movements wherever appropriate by: 

(a) Requiring safe, barrier free, convenient and direct walking conditions for persons of all ages and 
abilities; 
(b) Ensuring that all residents have access to basic community amenities and services and public 
transit facilities without dependence on car ownership; and 
(c) Providing a walking environment within public rights-of-ways that encourages people to walk to 
work or school, for travel, exercise, recreation and social interaction. 

The development pattern of the subject lands shall provide adequate walking conditions for all people 
to facilitate pedestrian movement throughout the subject site. Any development on the subject lands 
shall consider providing amenities for employees which are accessible without a car and will encourage 
exercise and social interaction. Where possible, connections to development within the County Road 42 
Planning Area shall be considered to allow people to walk between work, home, and their other daily 
needs. Detailed pedestrian facilities shall be determined during the detailed design phase of any 
individual development proposal.  

Section 7.2.4.1 Cycling 

Council shall require all proposed developments and infrastructure undertakings to provide facilities 
for cycling movement and parking wherever appropriate. 

The development pattern of the subject lands shall provide adequate cycling facilities such as bicycle 
lanes and parking where appropriate. Detailed bicycle facilities shall be determined during the Site Plan 
Control Approval stage of any individual development proposal.  

Section 7.2.5.1 Public Transportation 

Council shall require all proposed developments and infrastructure undertakings to provide facilities 
for public transportation wherever appropriate. 

While no public transit service currently exists in the area, there is the planned expansion of transit 
services to the County Road 42 Planning Area. The development of the surplus airport lands represents 
intensification that is supportive of the expansion of transit services to the area. Transit facilities shall be 
planned throughout the subject lands where appropriate to facilitate potential connections between the 
subject lands, to the Windsor International Airport, the County Road 42 Planning Area, and the City 
Centre.  
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Section 7.2.5.2 Improve Public Transportation 

Council shall require that the design of development proposals and infrastructure undertakings 
facilitate easy access to public transportation. In this regard, Council shall: 

(a) Ensure that all new development patterns are supportive of public transportation in accordance 
with the land use and transportation policies in this Plan; 
(b) Require that the street pattern in new developments allows for the extension of public 
transportation services; 
(c) Require that sidewalks and other pedestrian facilities connect major traffic generators to public 
transportation services; 
(d) Encourage the provision of benches, lighting, rest areas and climate shelters for the safety, 
comfort and convenience of public transportation users; 
(e) Support the coordination and integration of local public transportation services and facilities 
with inter-regional, regional and international services and facilities; 
(f) Ensure that the design of roads accommodate the requirements of public transportation; and 
(g) Encourage transit routes to be within new major employment areas. 

The development pattern of the subject lands shall be supportive of public transportation services and 
facilities in support of the integration of public transit to the Sandwich South Planning Area. Transit 
routes shall be considered within the Regional Employment Centre, with connections to other growth 
centres within the City. Site features to facilitate the use of public transportation will be determined 
further into the detailed design stage of planning infrastructure throughout the subject lands.  

Section 7.2.6.1 Road Classification 

The road network within Windsor is classified as follows: 

(ii) Expressways; 
(iv) Class II Arterial Roads; and 
(v) Class I Collector Roads. 

The subject lands have frontage along County Road 42 which is designated as a Class I Arterial Road.  

Section 7.2.6.3 Expressways 

Council shall provide for Expressways as follows:  

(a) Expressways are designated on Schedule F, as controlled access highways and are to be 
designated in any secondary plan or master plan where appropriate.  
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(b) Operational and design characteristics:  
(i) Expressways shall be designed on as a Controlled Access Highway and have a minimum right-
of-way width of 100 metres;  
(ii) Expressways shall be designed to carry high volumes of traffic;  
(iii)On street parking shall not be permitted on Expressways;  
(iv)Access to Expressways shall only be facilitated through interchanges or partial interchanges;  
(v) New interchanges shall only be permitted with Class I Arterial Roads and Class II Arterial 
Roads, Expressways or Provincial Highways;  
(vi) Direct property access shall not be permitted; and  
(vii) Cycling facilities shall not be permitted on Expressways. 

E.C Row Expressway is located north of the subject lands. While not directly bounded by the 
Expressway, the development of the subject lands for employment uses is anticipated to have an effect 
on the traffic volumes of the Expressway. The development of the subject lands shall be consistent with 
the Expressway policies. County Road 42 will provide access to both Walker Road and Lauzon Road, both 
of which have interchanges along the Expressway. Development occurring within the subject lands will 
make efficient use of the high volume of traffic carrying capacity that the expressway provides.  

Section 7.2.6.4 Class I Arterial Roads 

Council shall provide for Class I Arterial Roads as follows:  

(a) Class I Arterial Roads shall be designated on Schedule ‘F’ and in any secondary plan or master 
plan where appropriate;  
(b) Operational and design characteristics:  

(i) Class I Arterial Roads shall be designed on as Controlled Access Highways and have a 
minimum right-of-way width of 46 metres;  
(ii) Class I Arterial Roads shall be designed to carry high volumes of traffic;  
(iii) New intersections shall only be permitted with Provincial Highways, Expressways, Class I 
Arterial Roads, Class II Arterial Roads or Class I Collector Roads; 
(iv) Direct property access shall not be permitted to Class I Arterial Roads; 
(v) Cycling facilities may be permitted on Class I Arterial Roads; and  
(vi) On street parking shall not be permitted on Class I Arterial Roads.  

The subject lands are bounded by County Road 42 to the south. County Road 42 is designated as a Class 
I Arterial Road and is designed to carry high volumes of traffic. There is no direct property access 
proposed along County Road 42. Any access to the proposed employment uses shall be facilitated 
through the new proposed rights-of-ways within the subject lands. There are no cycling facilities or on 
street parking proposed along County Road 42. 
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Section 7.2.6.19 New Development 

All proponents of development may be required to complete a Traffic Impact Study to support the 
feasibility of a proposal, and if feasible, identify appropriate traffic management measures, in 
accordance with the Procedures chapter of this Plan. 

A Traffic Impact Study (TIS) has been undertaken by Dillon Consulting Limited in support of the feasibility 
of the development of the surplus airport lands for employment land uses. The TIS will identify the 
appropriate traffic management measures required to facilitate the proposed development on the 
subject lands. Recommendations in the TIS can be considered through the Site Plan Control Approval 
process and then implemented through the Site Plan Agreement.   

Section 7.2.10.1 Economic Benefits 

Council shall maximize the economic development potential provided by the Windsor Airport by 
promoting the development of Commercial and Employment uses, including multi-modal facilities in 
the vicinity of the airport. 

The development of the subject lands for a range and mix of employment uses including light industrial, 
warehouse, office, service commercial, business park, and heavy industrial uses is in keeping with the 
intent to utilize the airport as a driver of economic activity. The proposed Official Plan and Zoning By-law 
Amendments will facilitate the need to provide additional lands suitable for development of 
employment uses. The subject lands represent large scale land available for a wide range of 
employment land uses both airport related and non-airport related. The development of the subject 
lands will attract diverse businesses and industries to the Sandwich South Planning District.  

Section 7.2.10.2 Development Within the Airport Operating Area 

Council shall protect the Windsor Airport from incompatible development. Accordingly, all proponents 
of development within the Airport Operating Area designated on Schedule ‘C’: Development 
Constraint Areas shall be subject to the following:  

(a) new sensitive land uses shall not be permitted in areas above 30 NEP/NEF as set out on maps 
approved by Transport Canada;  

(b) redevelopment of existing sensitive land uses may only be considered above 30 NEF/NEP provided 
the proponent successfully completes a noise study to:  

i. support the feasibility of the proposal;  
ii. identify and implement appropriate mitigation measures (refer to Procedures chapter);  

(c) redevelopment of existing residential uses and other sensitive land use in areas above 30 NEF/NEP 
may only be considered if it has been demonstrated that there will be no negative impacts on the 
long-term function of the airport;  

(d) land uses which may cause a potential aviation safety hazard are discouraged; and  
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(e) other land uses may be permitted within the Airport Operating Area provided the proponent 
completes a noise study to support the feasibility of the proposal and, if feasible, identify and 
implement appropriate mitigation measures.  

The proposed employment land uses are appropriate for the subject site as outlined in Transport 
Canada’s TP1247. There are no residential land uses proposed within the subject site. All individual 
development proposals will need to be considered for potential aviation safety hazards. Noise studies 
may be required per individual development proposal to ensure combability.  

Section 7.2.10.3 Noise and Vibration Abatement 

Council shall ensure that new development in the vicinity of the Windsor Airport includes appropriate 
noise and vibration abatement measures in accordance with established off-airport land use planning 
practices. 

Any development occurring within the subject lands will be required to include the appropriate noise 
and vibration abatement measures. Noise and vibration abatement measure details shall be considered 
at the detailed design stage of individual development proposals.  

Section 7.3.2.3 New Development  

Council shall require all new developments to have full municipal infrastructure available, or 
agreements in place to provide such infrastructure, as a condition of approving a development 
proposal. 

Full municipal infrastructure is presently available to support the development of the subject lands for 
employment land uses.  

Section 7.3.3.1 Infilling Given Priority 

Council shall encourage the development of existing serviced, underutilized or undeveloped lands 
within Windsor prior to the extension of municipally owned and/or operated infrastructure to vacant 
areas within Windsor. 

The development of the surplus airport lands represents an opportunity to develop lands that will not 
require the extension of municipal infrastructure and are currently underutilized. The subject lands are 
supported by appropriate access and municipal services to facilitate the development of employment 
land uses in support of attracting increased economic activity to the airport lands.  

Section 7.3.3.6 Consolidation of Infrastructure  

Council shall require the consolidation of infrastructure within rights-of-ways. 
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All proposed infrastructure to support the development of the surplus airport lands shall be 
consolidated within the proposed rights-of-ways to help minimize any negative effects on the 
development pattern quality or the natural environment.  

Section 7.3.3.7 Integrate with Development Pattern 

Council shall encourage the coordinated planning of future physical service routes, easements and 
corridors in cooperation with other physical service providers to ensure their integration within the 
established or anticipated pattern of development. 

The development of the subject lands will require the coordinated planning of all services and service-
related infrastructure through the integration of a thoughtful development pattern. The development 
pattern of the subject lands will be in keeping with the goals and objectives of the employment land 
uses, will be provided with full municipal services and emergency services, and will be feasible having 
regard for the Official Plan and other relevant legislation and guidelines.  

Section 7.3.4.3 Implement Measures 

Council shall provide for the implementation of preventative measures that reduce demands on the 
sewerage system by: 

(a) Promoting the disconnection of roof drainage systems, weeping tiles, where appropriate, and 
other sources of inflow or infiltration into the sewerage system; 
(b) Requiring that new development be constructed with devices to assist in the prevention of 
potential surcharging and basement flooding; 
(c) Separating road drainage from combined systems and directing road drainage to new storm 
sewers or storm relief sewers; and 
(d) Other measures as may be appropriate. 

Development occurring within the subject lands will consider the implementation of preventative 
measures to reduce demands on the municipal sewage system. Consideration of the above criteria will 
be determined at the detailed design stage of individual development proposals.  

Section 7.3.4.6 Stormwater Management for Proposed Development 

Council, in consultation with appropriate public agencies may require a proponent of development to 
submit studies of stormwater runoff and its impact on the water quality and quantity of receiving 
watercourse based on the Ministry of Environment’s current provincial guideline manual for 
stormwater management design. 
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Development occurring within the subject lands will include facilities to address stormwater runoff and 
any impacts on the water quality of receiving watercourses. These studies will be forthcoming as 
individual development proposals are brought forth. All studies will be required to adhere to the 
Ministry of Environment’s current guidelines.   

Section 7.3.4.7 Development Proposals 

Council shall require proponents of development that require stormwater management systems to: 

(a) Use stormwater management measures to manage the storage and controlled flow of water to 
receiving watercourses; 
(b) Use stormwater management measures which prevent siltation and erosion and do not 
negatively impact the water quality of receiving watercourses; 
(c) Consider, where appropriate, enhancing the vegetation, wildlife habitats and corridors in and 
along the stormwater management system and the receiving watercourse; and 
(d) Consider, where appropriate, providing public access to and along the stormwater management 
system and receiving watercourses for recreation. 

The proposed development will include systems to manage stormwater runoff and prevent negative 
impacts on the water quality of receiving watercourses, as determined through the required technical 
reports. The subject lands are currently assessed to the existing Rivard Drain, which flows east into the 
Little River Drain and is then conveyed into the Detroit River. A Functional Servicing Report has been 
completed by Dillon Consulting Limited (2023) outlining the proposed stormwater management 
servicing. It is noted that there is also ongoing work with the Sandwich South Master Servicing Plan to 
determine a comprehensive stormwater management solution for the Sandwich South Planning District. 
All stormwater management solutions relating to the development of the subject lands shall consider 
the above noted criteria as outlined in the Official Plan. 

Section 7.3.4.8 Best Available Methods 

Council, in consultation with appropriate public agencies shall require proponents of development to 
employ the best available methods in the planning, construction and eventual use of storm water 
management systems. 

The proposed development will employ the best available methods in the planning, construction and 
eventual use of the stormwater management systems to support the proposed employment uses the on 
the subject lands, as determined through the required technical reports.  
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Section 7.3.6.6 Major Water Users 

Council shall encourage uses requiring large volumes of water to: 

(a) Locate in areas of Windsor where there is sufficient capacity in the water distribution network to 
accommodate such uses; and 

The subject lands are not currently connected to a municipal watermain service. A Functional Servicing 
Report has been completed by Dillon Consulting Limited (2023) outlining the proposed servicing of the 
subject lands. The report determined that the adjacent services have been found to be sufficient for the 
proposed development of the subject lands. The design of the proposed internal services will be 
finalized during detailed design. Pressure testing of the existing watermain on County Road 42 may be 
required to confirm that there is sufficient pressure / flow. 

Section 8.2.2.5 Gateways 

Council will promote gateways at the major entry points into Windsor identified on Schedule G: Civic 
Image and at other strategic locations within Windsor as appropriate.  Such gateways will be designed 
to: 

(a) provide a sense of welcome and arrival; 
(b) assist in orientation; 
(c) create a memorable image; and 
(d) contribute to the social, cultural, historic or thematic character of the area being defined. 

A Gateway is identified just west of the subject lands at the Walker Road and County Road 42 
intersection. The subject lands are conveniently located nearby to a major entry point into the City and 
will contribute to the sense of arrival as it relates to employment uses. Lauzon Road is also planned to 
extend to Highway 401 and may provide the potential for another gateway opportunity into the City. In 
this case, the subject lands would be located directly between two gateways and will contribute to the 
character of the Sandwich South Planning District and Windsor International Airport as a primary 
business gateway and major logistics cluster. The Windsor International Airport also functions as a major 
gateway into the City and will provide convenient access to the subject lands for the movement of both 
people and goods. The development of the subject lands for a range and mix of employment uses will 
create a memorable image for those entering the City as this investment is demonstrative of Windsor’s 
heritage as a manufacturing hub and representative of the future of industry within the City including 
investments to the service sector and a more light and advanced manufacturing in a knowledge based 
economy.   

Section 8.2.2.7 Development or Infrastructure Evaluation 

Council will ensure that a proposed development or infrastructure undertaking enhances the image of 
Windsor, its districts and/or its neighbourhoods by complementing and contributing to: 
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(a) the activity of the area together with the character, scale, appearance and design features of 
existing buildings (Added by OPA #66–11/05/07-B/L209-2007) 
(b) the landmarks in the area; 
(c) the consistency and continuity of the area with its surroundings; 
(d) the edges of the area; 
(e) linkages within, to and from the area; and 
(f) sustainable design and maintenance. (Added by OPA #66–11/05/07-B/L209-2007). 

The development of the surplus airport lands will enhance the image of Windsor by contributing to the 
overall development activity expected to occur in the area. The subject lands are located within the 
Regional Employment Centre and adjacent to the Regional Institutional Centre. These areas are planned 
as community nodes and will function as destination points within the City. With the Windsor 
International Airport acting as a hub, and a strong transportation network, the subject lands have the 
potential to develop as a primary business gateway and a major logistics cluster for International 
business. The development of the subject lands for employment uses will define the edge of the County 
Road 42 Planning Area and the Sandwich South Planning District. Linkage between the proposed 
employment lands and other areas of industry and major business routes is provided through the 
existing transportation network including E.C Row Expressway and Provincial Highways 401 and 3. 

Section 8.3.2.2 Pedestrian Scale 

Council will encourage buildings and spaces that establish a pedestrian scale by promoting: 

(a) the placement of continuous horizontal features on the first two storeys adjacent to the road; 
(b) the repetition of landscaping elements, such as trees, shrubs or paving modules; and 
(c) the use of familiar sized architectural elements such as doorways and windows. 

Given the size and scale of the proposed development of the surplus airport lands, it is important to 
maintain a comfortable pedestrian environment. Development on the subject lands will consider the 
pedestrian scale by implementing horizontal features adjacent to the road such as windows and other 
architectural elements. Development designs should also consider pedestrian access to each individual 
site and the complete pedestrian network. The appropriate use of trees and other landscaping elements 
should be emphasized to maintain the pedestrian scale and elevate the attractiveness of the 
employment lands. 

Section 8.12.2.3 Civic Responsibility  

Council will promote designs which provide a sense of public ownership and civic responsibility by:  

(a) reinforcing existing natural surveillance and access control strategies with additional 
symbolic or social cues such as signs or barriers;  
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(b) minimizing the creation of ambiguous spaces;  
(c) allowing for the continued use of the space in keeping with its intended purpose; and  
(d) ensuring that the lighting of the area is appropriate for its intended use.  

The development pattern of the subject lands shall make use of access control strategies and signs or 
barriers to ensure safety for both vehicular and pedestrian traffic. The development pattern shall be 
clearly delignated using design measures to ensure that spaces are used with purpose and intention. The 
subject lands shall be appropriately lit and will need to ensure that there is a comprehensive 
development plan for providing lighting to both public and private spaces.  

Section 8.12.2.4 Emergency Access 

Council shall promote the design of circulation systems which ensure prompt access to adjacent 
buildings and properties for effective emergency services. 

The subject lands shall be planned to provide safe and efficient emergency access to all areas. Individual 
development proposals will consider site layout design as it relates to the adjacent development 
proposals. Given the high-density employment use proposed and the location adjacent next to a major 
facility it is critical that emergency access be a priority as the subject lands develop. 

Section 8.13.2.1 Transportation System 

Council will promote lighting that improves safe movement along the transportation system. 

Any transportation networks or facilities proposed on the subject lands will provide adequate lighting to 
facilitate the safe movement of goods and people and allow for safe access to the proposed 
employment uses during all hours of operation. 

Section 9.3.2.1 Archeological Master Plan 

(a) Maintaining and updating the inventory of registered archaeological sites or lands of 
archaeological potential, as identified in the Windsor Archaeological Master Plan and Schedule ‘C-1’: 
Development Constraint Areas – Archaeological Potential; (added by OPA 55 – 07/24/2006). 

The subject lands are identified on Schedule C-1: Development Constraint Areas – Archaeological 
Potential as containing High Potential throughout the site. At the time of this report, a Stage 1 
Archaeological Assessment has been undertaken for the entirety of the subject lands and recommends a 
Stage 2 be undertaken for all the lands.  

Section 11.6.3.1 Zoning By-law Amendments Must Conform 

All amendments to the Zoning By-law(s) shall conform with this Plan. The Municipality will, on each 
occasion of approval of a change to the zoning by-law(s), specify that conformity with the Official Plan 
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is maintained or that the change will be in conformity upon the coming into effect of an amendment 
to the Official Plan. 

The proposed Zoning By-law Amendment for the subject lands to be zoned similar to the Manufacturing 
District 1.4 (MD1.4) and Manufacturing District 2.2 (MD2.2) categories will be in conformity with the 
Official Plan Business Park and Industrial land use designations, subject to the proposed amendment to 
the Official Plan receiving approval from Council. The final configuration of the zoning category 
boundaries is to be determined.  

4.2.2 Policy Analysis Conclusions 

Based on this analysis, we are of the opinion that the proposed development of the surplus airport lands 
for a range and mix of employment uses conforming with the Airport, Industrial, and Business Park land 
use designations conforms with and is supported by the above Official Plan policies – as proposed to be 
amended. The portion of the subject lands designated as Airport and Industrial are to remain as 
currently designated. The OPA to redesignate the portion of the subject lands designated as Future 
Employment Area to an Industrial or Business Park land use designation is intended to meet the 
objectives and align with the policies of the applicable designation. The final configuration of the land 
use designation boundaries is to be determined. There are a number of goals, objectives, and policies in 
the Official Plan that support economic investment and growth of the employment sector. The proposed 
employment land uses are aligned with the economic investment and growth goals of the Sandwich 
South Planning District and City of Windsor.  

The Official Plan policies are included in Appendix B – City of Windsor Official Plan Policies. 

4.3 City of Windsor Zoning By-law 
The City of Windsor Zoning By-law 8600 implements the policies of the City of Windsor Official Plan by 
regulating built form and land uses throughout Windsor.  

The subject lands have multiple zoning categories including Manufacturing District 2.2 (MD2.2) in the 
City of Windsor Zoning By-law 8600 and Institutional (I) in the Sandwich South Zoning By-law 85-18. The 
current zoning categories do not permit the development of employment uses on the entirety of the 
proposed subject lands. The proposed Zoning By-law Amendment (ZBA) to repeal the zoning category 
under the Sandwich South Zoning By-law 85-18 and to amend the zoning category under the City of 
Windsor’s Zoning By-law 8600 will be brought forward to the City Council for consideration. The 
proposed rezoning is for the subject lands to be zoned similarly to the Manufacturing District 1.4 
(MD1.4) and Manufacturing District 2.2 (MD2.2) categories. The final configuration of the zoning 
category boundaries is to be determined. The proposed ZBA will facilitate the availability of a large area 
of land suitable for the development of employment land uses in the City of Windsor.  
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Further to the provisions outlined in the City of Windsor Zoning By-law 8600, registered zoning is 
currently in place for the Windsor International Airport. The registered zoning is entitled Windsor Airport 
Zoning Regulations and are pursuant to Section 5.4 of the Aeronautics Act of Canada. The zoning 
regulations found within this section include the following:  

• Preventing lands adjacent to or in the vicinity of an Airport site from being used or developed in 
a manner that is incompatible with the sage operation of an aerodrome or aircraft; and  

• Preventing land uses that would cause interference with signals or communications to and from 
aircraft from locating adjacent to or in the vicinity of equipment of facilities used to provide 
services relating to aeronautics.  

Further, protective regulations are established around certain Airport facilities, components, and 
stations to protect the safety and security of aircraft operations. These requirements include physical 
zoning around the Airport, including off-Airport lands, electronic zoning, and noise projections. TP 312 
(Transport Canada’s Aerodrome Standards and Recommended Practices) and TP 1247 (Land Use in the 
Vicinity of Aerodromes) identify the relevant zoning criteria in detail. 

A copy of the permitted uses and regulations under the Manufacturing District 1.4 (MD1.4) and 
Manufacturing District 2.2 (MD2.2) zone are included in Appendix C – City of Windsor Zoning By-law 
Policies.  

Further consideration will be given at the Site Plan Control stage to ensure design details are considered 
and the proposed use is compatible.  

4.4 Other Legisla�on 
In addition to fulfilling the requirements under the Planning Act, approval may be required under the 
following legislation: 

• Windsor International Airport Master Plan (2010);  
• Windsor Airport Zoning Regulations;  
• Transport Canada – Aerodrome Standards and Recommended Practices (TP312); 
• Transport Canada – Aviation: Land Use in Vicinity of Aerodromes (TP1247); and 
• Compliance with D6 Guidelines. 

4.4.1 Windsor Interna�onal Airport Master Plan (2010)  

The Windsor International Airport Master Plan is the overall planning document used to guide 
development of the Airport and assist the City and private sector in making land use decisions involving 
the surrounding lands. The Master Plan is to be used to facilitate long range planning and development 
on the lands surrounding the airport in an effort to support the City’s investment in the airport and 
stimulate cost effective development.  
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The Master Plan identified approximately 250 hectares of land on the Windsor International Airport 
property which are currently designated as “Future Employment Area” in the City of Windsor Official 
Plan. The report recommends that these lands are suitable for future development and should be 
redesignated to accommodate the development of employment uses. The land on the airport property 
is appropriate for a range of employment uses including airport and non-airport related uses, with 
recommendations for potential synergies to be developed between the proposed uses on the airport 
property and local industry.  

The Master Plan includes a recommended Land Use Plan to address short-, medium- and long-term 
development potential of the airport lands. The intent of the Land Use Plan is to provide maximum 
flexibility in the use of the airport lands to allow for event-driven development that reacts to the 
evolving employment needs of the City. A key objective of the Land Use Plan is to ensure that any future 
development is compatible and safe with all airport related operations and that development occurs in a 
logical and efficient manner.  

Majority of the subject lands are designated as Employment Lands in the recommended Land Use Plan. 
These lands are intended for airport and non-airport uses, either private or public, which do not require 
direct airside access and are accessible to the general public. A portion of the subject lands, west of the 
Concession Road 8 extension, are designated as Airport Employment. Airside Employment includes 
general aviation facilities and aviation support functions on land requiring airside access and are not 
accessible to the general public. While these lands are generally intended for employment uses 
requiring airside access, the City of Windsor Official Plan does allow for uses permitted in Employment 
Areas, provided that they do not conflict with aircraft operations, to be developed on lands designed as 
Airport / Airside Employment.  

The overall intent of developing the surplus airport lands is to create a primary business gateway with 
the potential to serve as a major multi-modal hub and logistics cluster. The proposed Official Plan and 
Zoning By-law Amendments are intended to facilitate the goal of attracting economic activity to the 
airport lands by providing additional lands available for development with the appropriate access and 
municipal services.  

Appendix D – Windsor International Airport Master Plan (2010). 

4.4.2 Windsor Airport Zoning Regula�ons 

The Windsor Airport Zoning Regulations provide further guidance on development on and in the vicinity 
of airport lands. The zoning regulations include regulations to prevent development that is incompatible 
with the operation of the airport, the safe operation of an aircraft, and the operation of signals and 
communications to and from aircraft or to and from airport facilities. The zoning regulations apply to all 
the lands, including public road allowances, adjacent to or in the vicinity of an airport; the specific lands 
are described in Part II of the Windsor Airport Zoning Regulations. Any new development should consult  
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the zoning regulations to ensure compatibility.  

Appendix E – Windsor Airport Zoning Regulations. 

4.4.3 Transport Canada – Aerodrome Standards and Recommended Prac�ces (TP 312) 

The Aerodrome Standards and Recommended Practices (TP 312) serves as the authoritative document 
for airport specifications, including physical characteristics, obstacle limitation surfaces, lighting, 
markers, marking and signs. The standards outlined in TP 312 are considered to have a direct impact on 
the safety of flight. The recommended practices outlined in TP 312 are considered to effect only 
operational efficiency. Particular consideration should be given to obstacle limitation surfaces, where 
the erection of structures which violate any of the defined plane surfaces is prohibited. 

The standards and recommended practices included in this document will help guide development of 
the surplus airport lands to ensure the safe operation of both airport and non-airport activities.  

4.4.4 Transport Canada – Avia�on: Land Use in Vicinity of Aerodromes (TP 1247) 

The Aviation: Land Use in Vicinity of Aerodromes serves to assist planners and legislators on planning 
considerations related to land use in the vicinity of aerodromes. Land use around aerodromes can have 
significant impacts on safety and can negatively impact the operation viability of the aerodrome. 
Compatible land use planning should be the focus development on lands in the vicinity of aerodromes. 
The document includes guidance relating to telecommunications and electric systems, bird hazards and 
wildlife, aircraft noise, and restrictions to visibility.  

Appendix F – Aviation: Land Use in Vicinity of Aerodromes (TP 1247).   

4.4.5 D6 Guidelines 

The Ministry of Environment provides guidelines to ensure land use compatibility between employment 
uses which are adjacent to sensitive land uses. The Guidelines recommend separation distances and 
other control measures for land use planning proposals to prevent or minimize adverse effects from the 
encroachment of incompatible land uses where a facility either exists or is proposed. This guideline is 
intended to be applied in the land use planning process to prevent or minimize future land use problems 
due to the encroachment of sensitive land uses and industrial land uses on one another. The separation 
distance should be sufficient to permit the functioning of the two incompatible land uses without an 
'adverse effect' occurring. Separation of incompatible land uses should not result in freezing or denying 
usage of the intervening land. The distance shall be based on a facility’s potential influence area or 
actual influence area if it is known.  

Through case studies and past experience, the Ministry has categorized three industrial classifications to 
prevent or minimize the adverse effect from incompatible land uses. Based on the classifications, the 
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Ministry provides the potential influence area and recommended minimum in which incompatible 
development should not normally take place. These guidelines are as follows:  

• Class I: 70 metre potential influence area, 20 metre recommended minimum in which 
incompatible development should not normally take place; 

• Class II: 300 metre potential influence area, 70 metre recommended minimum in which 
incompatible development should not normally take place; and  

• Class III: 1000 metre potential influence area, 300 metre recommended minimum in which 
incompatible development should not normally take place. 

The conceptual development for the subject area designates lands for Industrial and Business Park 
development. Additionally, a hospital has been planned to be developed adjacent to the subject area. 
With potential for future conflicts in land use, the D6 guidelines will be referenced to relieve the 
conflicting land uses. This includes the recommended 300 metre minimum buffer for Class III industrial 
use (refer to Figure 2.0 – Proposed Conceptual Development Plan). Future development proponents 
will be further considered under the D6 Guidelines to prevent incompatible development. 

Appendix G – D6 Guidelines.   
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5.0 Addi�onal Studies 
To facilitate the establishment of the proposed land use, there are a number of additional supporting 
studies required to address specific details associated with the servicing and upgrading of infrastructure 
in the general area. The following technical reports are presently underway:  

• Functional Servicing Report;  
• Stormwater Management Memorandum;  
• Spices at Risk (SAR) Considerations Memorandum;  
• Traffic Impact Memorandum; and 
• Archaeological Stage 1 Assessment.  

During Site Plan Control Approval additional studies may be requested to ensure compatibility with the 
surrounding land uses. 
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6.0 Jus�fica�on Overview 
In Ontario, municipalities are required under Section 3 of the Planning Act to ensure that planning 
matters and decisions are consistent with the Provincial Policy Statement (PPS).  The Provincial Policy 
Statement includes policies designed to build strong and healthy communities and are intended to 
direct efficient and resilient development and land use patterns. According to the PPS, healthy, livable 
and safe communities are sustained by: promoting efficient development and land use patterns, 
accommodating a range and mix of housing, avoiding development and land use patterns which cause 
environmental or public health and safety concerns, and promote cost effective development patterns 
to minimize land consumption and servicing costs (PPS, 1.1.1 (a)(b)(c)(e)).  

The proposed employment land uses are supported by the proposed Zoning By-law Amendment and 
Official Plan Amendment. The development of the subject lands is intended to be compatible with 
airport operations and the existing and planned surrounding land uses. The proposed employment land 
uses will provide significant employment opportunities within the Sandwich South Planning District to 
accommodate the project needs of the City. Further, the proposed development will lend to the 
efficient use of nearby major roads and highways for a land use that is freight-intensive.  

6.1.1 Loca�on 

With respect to settlement areas, the PPS recognizes that the vitality of these areas is critical to the 
long-term economic prosperity of communities. According to the PPS, settlement areas should be the 
focus of growth and development and that their regeneration shall be promoted (PPS, 1.1.3.1). The 
subject lands are fully within the settlement area boundary of Windsor and are to be the focus of 
substantial development. 

The subject lands are surrounded by Industrial, Business Park, Airport, and Future Employment Area 
designated lands. The Industrial lands to the far north of the subject lands have been developed for a 
mix of employment uses such as freight and cargo facilities, manufacturing, and warehousing. 
Approximately 105 hectares (260 ac.) of lands directly north of the subject lands are currently occupied 
by the Windsor Solar energy project. The Business Park lands at the southwest intersection of County 
Road 42 and Eight Concession Road are currently developed and include uses such as storage facilities, 
truck serve centres, and contractor’s offices. The lands south of County Road 42 remain undeveloped 
and largely vacant. These lands are subject to the County Road 42 Secondary Plan and are intended to 
be developed as an Urban Area.  

The proposed Business Park and Industrial land uses are not intended to jeopardize the orderly planning 
and development of the subject lands or the greater Sandwich South Planning Area. The subject lands 
are located in an area that has historically been intended for employment land uses and are currently 
designated as Future Employment Area. As previously noted, a portion of the subject lands along County  
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Road 42 were previously subject to a City-initiated Official Plan and Zoning By-law Amendment to 
redesignate the lands as Industrial given the need for additional employment lands in Windsor. The 
proposed Official Plan and Zoning By-law Amendments to bring the entirety of the subject lands under 
the Business Park / Industrial designation is consistent with the development objectives of the area and 
the City.  

The subject lands are suitably located to support the development of large-scale employment land uses 
given the existing multi-modal transportation infrastructure (PPS, 1.6.7). The subject lands have access 
to air, road, rail, and port networks to facilitate the movement of goods and people. Directly adjacent to 
the subject lands is the Windsor International Airport. Just north of the subject lands, abutting the 
airport property, is the Canadian Pacific (CP) Railway and the CP Railway’s Windsor Subdivision. The CP 
Railway Windsor Subdivision has direct access to the CP’s international rail tunnel for rail cargo traffic. 
The airport lands also abut the Canadian National (CN) Railway’s Pelton Spur line along the west 
property line, providing a rail link between the CP and CN rail lines including the Essex Terminal Railway 
further to the north. The Port of Windsor provides a connection to sea and Great Lakes shipping lanes. 
Access to the Port of Windsor is currently possible by road with potential access via rail pending 
improvements to the existing rail facilities. The surrounding road network including County Road 42, 
Lauzon Parkway, Walker Road, E.C. Row Expressway, and Highways 401 and 3 will be used efficiently by 
the proposed development with a number of planned upgrades to the accommodate the increased 
transporta�on network demand. The subject lands are uniquely located to allow for investment 
opportuni�es which require mul�-modal and interna�onal transporta�on facili�es (PPS, 1.6.7.3). 

To the south of the subject lands is the County Road 42 Planning Area. There are a number of land uses 
proposed within this area including employment, commercial, ins�tu�onal, and residen�al. The 
proposed employment, commercial, and ins�tu�onal land uses are planned along County Road 42, with 
the more sensi�ve residen�al uses located towards the south of the planning area and away from the 
subject lands. There are no compa�bility issues an�cipated as the development of the subject lands 
includes the less intensive business park land uses along County Road 42. As such, the more intensive 
industrial uses are intended to be isolated away from the County Road 42 Planning Area. Any poten�al 
impacts to the surrounding uses including noise, vibra�on, and pollu�on shall be considered as 
proponents of development come forth and will require mi�ga�on measures.  

Given the location and size of the subject lands, there presents a unique opportunity to accommodate 
the large-scale employment uses for both business park and industrial uses. There are no other locations 
within the City that would be able to accommodate the scale and size of development desired to 
accommodate the employment needs of the City of Windsor. 

6.1.2 Land Use 

The proposed land use pattern, along with infrastructure and municipal servicing, will promote 
development that will sustain the financial well-being of the Province and municipalities (PPS, 1.1.1).  
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The proposed employment use development on the subject lands will minimize and mitigate any 
potential adverse effects stemming from operations at the facilities, minimizing any risk to public health 
and safety while maintaining the long-term economic viability of the employment use development 
(PPS, 1.3.2.2). The development of the subject lands will include the appropriate transition and 
separation from the nearby non-employment uses to ensure compatibility with any nearby sensitive 
land uses (PPS, 1.3.2.3 & OP, 6.4).  

The subject lands are currently split designated as designated as Airport, Industrial, and Future 
Employment Area in the City of Windsor Official Plan. The proposed Official Plan Amendment will 
maintain the Airport and Industrial designations, while redesignating the Future Employment Area to a 
split Business Park and Industrial designation. The proposed employment land uses, including Business 
Park and Industrial, are compatible with existing and planned land uses in the surrounding area. The 
subject lands are capable of supporting the suggested employment land uses in accordance with the 
Official Plan policies. At present, much of the surrounding lands remain vacant although they are 
designated as Future Employment Area and Future Urban Area. Given the proposed employment land 
uses, separation from any existing and planned sensitive uses will be pertinent to maintain as this area 
in the City of Windsor develops.  

The proposed Business Park and Industrial land use designations are intended to accommodate a range 
of employment uses based on the operational characteristics and scale of the use (OP, 6.2, 6.4.3 & 
6.4.4). The Zoning By-law Amendment proposes to rezone the subject lands to zones similar to the 
Manufacturing District 1.4 (MD1.4) and Manufacturing District 2.2 (MD2.2) categories. The proposed 
development of the subject lands will be appropriately clustered within other nearby employment land 
uses with adequate separation or buffers from sensitive land uses (PPS, 1.2.6).  

6.1.3 Economic Prosperity 

The PPS speaks to providing for an appropriate mix and range of employment uses to meet long-term 
needs (PPS, 1.3.1a). The proposed development of the subject lands will provide for an employment use 
on the lands proposed to be designated Business Park and Industrial.   

The proposed development provides an opportunity for economic development on the subject lands 
and is a means to expand Windsor’s employment base (OP, 3.2.2, 6.1). The subject lands are located 
adjacent to other existing and planned employment uses which contribute to the use of the land as an 
active, compatible employment landscape. The configuration of the subject lands will accommodate the 
need for larger-scale employment uses in the City to assist in meeting long-term economic development 
needs (PPS, 1.1.1 & 1.7.1).   

Being located in close proximity to transportation infrastructure, the subject lands are a strategic site for 
economic investment that will support the current and projected needs of employment uses (PPS, 
1.3.1). The employment land use development represents an opportunity for significant job creation for  
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the City of Windsor and residents within the County of Essex (OP, 4.2.6). 

6.1.4 Infrastructure 

The PPS encourages development that promotes a dense land use pattern which minimizes the length 
and number of vehicle trips, and encourages the use of transit and active transportation methods (PPS, 
1.6.7.4 & 1.8.1 (b)). The subject lands are well serviced by the existing multi-modal transportation 
system and are transit supportive as the intensification of the subject lands will promote the expansion 
of transit services to the Sandwich South Planning Area (OP, 7.2.5.2). The close proximity to the existing 
road network, such as E.C. Row Expressway and Highways 401 and 3, will help to reduce the length of 
trips taken by both passenger and freight vehicles from the subject lands and may facilitate the use of 
other means of travel to and from the area (OP, 7.2.2).  

Due to the operational characteristics of the proposed employment land uses at a large scale, the 
surrounding road network will be efficiently used to support the anticipated frequent movement of 
goods (PPS, 1.6.7.2). Any future infrastructure upgrades will be carried out in a manner to optimize the 
continued use of the roadways to support any increased demand on the transportation network (PPS, 
1.6.3). The existing roadway network in proximity or with direct access to the subject lands are 
appropriately classified through the Official Plan to support the proposed development and anticipated 
traffic volumes associated with the large-scale manufacturing facility (OP, 7.2.6). All statements 
regarding the capacity of infrastructure to support the proposed development will be confirmed once 
the necessary technical reports are completed. 

The proposed development makes efficient use of the existing municipal services, including water and 
sanitary sewers (OP, 7.3.3 & 7.3.2). The subject lands will be supported by stormwater management 
facilities, which will be determined through the Site Plan Control Application process (OP, 7.3.4). In 
addition, the proposed development will incorporate appropriate waste facilities and have adequate 
access to all other necessary utilities for operations at the facility (OP, 7.3.5 & 7.3.6). All statements 
regarding the capacity of infrastructure and necessary facilities to support the proposed development 
will be confirmed once the required technical reports are completed. 

Given the close proximity to a major transportation route (E C. Row Expressway), along with the 
integration of this transportation route with adjacent systems (Highway 401) and in other jurisdictions, 
the proposed development is appropriately located and supports the movement of goods and people 
(PPS, 1.7.1 & OP, 7.2.6). A Traffic Impact Study will be completed to the satisfaction of the City of 
Windsor to ensure that safe efficient vehicular access is provided as well as appropriate connections to 
the wider transportation network. 
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6.1.5 Sustainability 

The proposed land use and development promotes energy conservation and efficiency as the freight-
intensive use will be well-served by the existing transportation network and connections to major 
highways (PPS, 1.8.1). Future development of the subject lands will be able to take advantage of the 
area’s strong transporta�on connec�ons as the lands are located in a high-profile area adjacent to major 
facili�es and corridors. The proposed employment uses will be well serviced by the nearby Provincial 
Highways 401 and 3, the future improved County Road 42 and Lauzon Parkway, the Windsor 
Interna�onal Airport, and the Canadian Pacific Railway. The exis�ng suppor�ve transporta�on network 
provides an opportunity for energy conserva�on and efficiency, improved air quality, and reduced 
greenhouse gas emissions. The development contributes to sustainability as it promotes a compact form 
and creation of corridors through the continuation of an employment use in an area that contains a 
variety of employment uses (PPS 1.8.1(a) & OP, 3.2.3).  
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7.0 Conclusions 
Based on an extensive review of the technical planning and policy related issues, the proposed Official 
Plan and Zoning By-law Amendments to facilitate the preparation of lands available for employment 
uses are appropriate for the subject lands and consistent with good planning principles. We recommend 
that the City Official Plan and Zoning By-Law Amendments applications, as submitted, be approved for 
the following reasons: 

1. The proposed development is consistent with the Provincial Policy Statement; 

2. The proposed development conforms with the policies of the City of Windsor Official Plan as 
recommended for amendment; 

3. The proposed development can be compatible with the surrounding land uses in the 
surrounding area, which is to be confirmed once all technical reports are completed; 

4. The proposed Official Plan Amendment for the subject lands will establish a mix of Business Park 
and Industrial designations which will support the City’s goal of attracting economic 
development opportunities and expanding the employment base; 

5. The proposed Zoning By-law Amendment will implement zoning districts similar to the 
Manufacturing District 1.4 (MD1.4) and Manufacturing District 2.2 (MD2.2) categories. The final 
configuration of the zoning category boundaries is to be determined; 

6. The proposed development of the subject lands will utilize existing and planned municipal 
infrastructure. The subject lands location near major transportation routes and international 
borders makes it an ideal hub for business opportunities as the movement of goods and supply 
chain efficiencies are enhanced; 

7. The proposed development may contribute to economic diversification by attracting businesses 
and industries. The subject lands are located just a few kilometers from the Canada-US border 
to facilitate cross-border trade and business travel; 

8. The subject lands are located near the Windsor-Detroit metropolitan area which provides 
convenient access to a large population base, making it an attractive location for businesses; 

9. The proposed development provides the opportunity for synergistic development with the 
surrounding land uses and the existing airport uses; and 

10. The proposed Official Plan and Zoning By-law Amendments represent “good” planning.   

 
 

  
Karl Tanner, MCIP RPP
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Part V: Policies 

1.0 Building Strong Healthy Communities 

Ontario is a vast province with urban, rural, and northern communities with diversity in 
population, economic activities, pace of growth, service levels and physical and natural 
conditions. Ontario's long-term prosperity, environmental health and social well-being depend 
on wisely managing change and promoting efficient land use and development patterns. 
Efficient land use and development patterns support sustainability by promoting strong, 
liveable, healthy and resilient communities, protecting the environment and public health and 
safety, and facilitating economic growth. 

Accordingly: 

1.1 Managing and Directing Land Use to Achieve Efficient 
and Resilient Development and Land Use Patterns 

1.1.1 Healthy, liveable and safe communities are sustained by: 

a) promoting efficient development and land use patterns which sustain the 
financial well-being of the Province and municipalities over the long term;

b) accommodating an appropriate affordable and market-based range and mix 
of residential types (including single-detached, additional residential units, 
multi-unit housing, affordable housing and housing for older persons), 
employment (including industrial and commercial), institutional (including 
places of worship, cemeteries and long-term care homes), recreation, park 
and open space, and other uses to meet long-term needs;

c) avoiding development and land use patterns which may cause 
environmental or public health and safety concerns;

d) avoiding development and land use patterns that would prevent the efficient 
expansion of settlement areas in those areas which are adjacent or close to 
settlement areas;

e) promoting the integration of land use planning, growth management, 
transit-supportive development, intensification and infrastructure planning to 
achieve cost-effective development patterns, optimization of transit 
investments, and standards to minimize land consumption and servicing 
costs;

f) improving accessibility for persons with disabilities and older persons by 
addressing land use barriers which restrict their full participation in society;

g) ensuring that necessary infrastructure and public service facilities are or will 
be available to meet current and projected needs;

h) promoting development and land use patterns that conserve biodiversity; 
and

i) preparing for the regional and local impacts of a changing climate.
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1.1.2 

1.1.3 

Sufficient land shall be made available to accommodate an appropriate range and 
mix of land uses to meet projected needs for a time horizon of up to 25 years, 
informed by provincial guidelines. However, where an alternate time period has 
been established for specific areas of the Province as a result of a provincial planning 
exercise or a provincial plan, that time frame may be used for municipalities within 
the area. 

Within settlement areas, sufficient land shall be made available through 
intensification and redevelopment and, if necessary, designated growth areas. 

Nothing in policy 1.1.2 limits the planning for infrastructure, public service facilities 
and employment areas beyond a 25-year time horizon. 

Settlement Areas 

Settlement areas are urban areas and rural settlement areas, and include cities, towns, villages 
and hamlets. Ontario’s settlement areas vary significantly in terms of size, density, population, 
economic activity, diversity and intensity of land uses, service levels, and types of infrastructure 
available. 

The vitality and regeneration of settlement areas is critical to the long-term economic 
prosperity of our communities. Development pressures and land use change will vary across 
Ontario. It is in the interest of all communities to use land and resources wisely, to promote 
efficient development patterns, protect resources, promote green spaces, ensure effective use 
of infrastructure and public service facilities and minimize unnecessary public expenditures. 

1.1.3.1 Settlement areas shall be the focus of growth and development. 

1.1.3.2 Land use patterns within settlement areas shall be based on densities and a mix of 
land uses which: 

a) efficiently use land and resources;
b) are appropriate for, and efficiently use, the infrastructure and public service

facilities which are planned or available, and avoid the need for their
unjustified and/or uneconomical expansion;

c) minimize negative impacts to air quality and climate change, and promote
energy efficiency;

d) prepare for the impacts of a changing climate;
e) support active transportation;
f) are transit-supportive, where transit is planned, exists or may be developed;

and
g) are freight-supportive.

Symons, Sophia
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Land use patterns within settlement areas shall also be based on a range of uses 
and opportunities for intensification and redevelopment in accordance with the 
criteria in policy 1.1.3.3, where this can be accommodated. 

1.1.3.3 Planning authorities shall identify appropriate locations and promote opportunities 
for transit-supportive development, accommodating a significant supply and range 
of housing options through intensification and redevelopment where this can be 
accommodated taking into account existing building stock or areas, including 
brownfield sites, and the availability of suitable existing or planned infrastructure 
and public service facilities required to accommodate projected needs. 

1.1.3.4 Appropriate development standards should be promoted which facilitate 
intensification, redevelopment and compact form, while avoiding or mitigating risks 
to public health and safety. 

1.1.3.5 Planning authorities shall establish and implement minimum targets for 
intensification and redevelopment within built-up areas, based on local conditions. 
However, where provincial targets are established through provincial plans, the 
provincial target shall represent the minimum target for affected areas. 

1.1.3.6 New development taking place in designated growth areas should occur adjacent to 
the existing built-up area and should have a compact form, mix of uses and densities 
that allow for the efficient use of land, infrastructure and public service facilities. 

1.1.3.7 Planning authorities should establish and implement phasing policies to ensure: 

a) that specified targets for intensification and redevelopment are achieved
prior to, or concurrent with, new development within designated growth
areas; and

b) the orderly progression of development within designated growth areas and
the timely provision of the infrastructure and public service facilities required
to meet current and projected needs.

1.1.3.8 A planning authority may identify a settlement area or allow the expansion of a 
settlement area boundary only at the time of a comprehensive review and only 
where it has been demonstrated that: 

a) sufficient opportunities to accommodate growth and to satisfy market
demand are not available through intensification, redevelopment and
designated growth areas to accommodate the projected needs over the
identified planning horizon;

b) the infrastructure and public service facilities which are planned or available
are suitable for the development over the long term, are financially viable
over their life cycle, and protect public health and safety and the natural
environment;

c) in prime agricultural areas:
1. the lands do not comprise specialty crop areas;
2. alternative locations have been evaluated, and
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1.2.6 Land Use Compatibility 

1.2.6.1 Major facilities and sensitive land uses shall be planned and developed to avoid, or 
if avoidance is not possible, minimize and mitigate any potential adverse effects 
from odour, noise and other contaminants, minimize risk to public health and 
safety, and to ensure the long-term operational and economic viability of major 
facilities in accordance with provincial guidelines, standards and procedures. 

1.2.6.2 Where avoidance is not possible in accordance with policy 1.2.6.1, planning 
authorities shall protect the long-term viability of existing or planned industrial, 
manufacturing or other uses that are vulnerable to encroachment by ensuring that 
the planning and development of proposed adjacent sensitive land uses are only 
permitted if the following are demonstrated in accordance with provincial 
guidelines, standards and procedures: 

a) there is an identified need for the proposed use; 
b) alternative locations for the proposed use have been evaluated and there 

are no reasonable alternative locations; 
c) adverse effects to the proposed sensitive land use are minimized and 

mitigated; and 
d) potential impacts to industrial, manufacturing or other uses are minimized 

and mitigated. 

1.3 Employment 

1.3.1 Planning authorities shall promote economic development and competitiveness by: 

a) providing for an appropriate mix and range of employment, institutional, and 
broader mixed uses to meet long-term needs; 

b) providing opportunities for a diversified economic base, including 
maintaining a range and choice of suitable sites for employment uses which 
support a wide range of economic activities and ancillary uses, and take into 
account the needs of existing and future businesses; 

c) facilitating the conditions for economic investment by identifying strategic 
sites for investment, monitoring the availability and suitability of 
employment sites, including market-ready sites, and seeking to address 
potential barriers to investment; 

d) encouraging compact, mixed-use development that incorporates compatible 
employment uses to support liveable and resilient communities, with 
consideration of housing policy 1.4; and 

e) ensuring the necessary infrastructure is provided to support current and 
projected needs. 
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1.3.2 Employment Areas 

1.3.2.1 Planning authorities shall plan for, protect and preserve employment areas for 
current and future uses and ensure that the necessary infrastructure is provided to 
support current and projected needs. 

1.3.2.2 At the time of the official plan review or update, planning authorities should assess 
employment areas identified in local official plans to ensure that this designation is 
appropriate to the planned function of the employment area. 

Employment areas planned for industrial and manufacturing uses shall provide for 
separation or mitigation from sensitive land uses to maintain the long-term 
operational and economic viability of the planned uses and function of these areas. 

1.3.2.3 Within employment areas planned for industrial or manufacturing uses, planning 
authorities shall prohibit residential uses and prohibit or limit other sensitive land 
uses that are not ancillary to the primary employment uses in order to maintain land 
use compatibility. 

 Employment areas planned for industrial or manufacturing uses should include an 
appropriate transition to adjacent non-employment areas. 

1.3.2.4 Planning authorities may permit conversion of lands within employment areas to 
non-employment uses through a comprehensive review, only where it has been 
demonstrated that the land is not required for employment purposes over the long 
term and that there is a need for the conversion. 

1.3.2.5 Notwithstanding policy 1.3.2.4, and until the official plan review or update in policy 
1.3.2.4 is undertaken and completed, lands within existing employment areas may 
be converted to a designation that permits non-employment uses provided the area 
has not been identified as provincially significant through a provincial plan exercise 
or as regionally significant by a regional economic development corporation working 
together with affected upper and single-tier municipalities and subject to the 
following: 

a) there is an identified need for the conversion and the land is not required for 
employment purposes over the long term; 

b) the proposed uses would not adversely affect the overall viability of the 
employment area; and 

c) existing or planned infrastructure and public service facilities are available to 
accommodate the proposed uses. 

1.3.2.6 Planning authorities shall protect employment areas in proximity to major goods 
movement facilities and corridors for employment uses that require those locations. 

1.3.2.7 Planning authorities may plan beyond 25 years for the long-term protection of 
employment areas provided lands are not designated beyond the planning horizon 
identified in policy 1.1.2. 
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1.6.3 Before consideration is given to developing new infrastructure and public service 
facilities: 

a) the use of existing infrastructure and public service facilities should be 
optimized; and 

b) opportunities for adaptive re-use should be considered, wherever feasible. 

1.6.4 Infrastructure and public service facilities should be strategically located to support 
the effective and efficient delivery of emergency management services, and to 
ensure the protection of public health and safety in accordance with the policies in 
Section 3.0: Protecting Public Health and Safety. 

1.6.5 Public service facilities should be co-located in community hubs, where appropriate, 
to promote cost-effectiveness and facilitate service integration, access to transit and 
active transportation. 

1.6.6 Sewage, Water and Stormwater 

1.6.6.1 Planning for sewage and water services shall: 

a) accommodate forecasted growth in a manner that promotes the efficient use 
and optimization of existing: 
1. municipal sewage services and municipal water services; and 
2. private communal sewage services and private communal water 

services, where municipal sewage services and municipal water services 
are not available or feasible; 

b) ensure that these systems are provided in a manner that: 
1. can be sustained by the water resources upon which such services rely; 
2. prepares for the impacts of a changing climate;  
3. is feasible and financially viable over their lifecycle; and 
4. protects human health and safety, and the natural environment; 

c) promote water conservation and water use efficiency; 
d) integrate servicing and land use considerations at all stages of the planning 

process; and 
e) be in accordance with the servicing hierarchy outlined through policies 

1.6.6.2, 1.6.6.3, 1.6.6.4 and 1.6.6.5. For clarity, where municipal sewage 
services and municipal water services are not available, planned or feasible, 
planning authorities have the ability to consider the use of the servicing 
options set out through policies 1.6.6.3, 1.6.6.4, and 1.6.6.5 provided that 
the specified conditions are met. 

1.6.6.2 Municipal sewage services and municipal water services are the preferred form of 
servicing for settlement areas to support protection of the environment and 
minimize potential risks to human health and safety. Within settlement areas with 
existing municipal sewage services and municipal water services, intensification and 
redevelopment shall be promoted wherever feasible to optimize the use of the 
services. 
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sufficient reserve sewage system capacity shall include treatment capacity for 
hauled sewage from private communal sewage services and individual on-site 
sewage services. 

1.6.6.7 Planning for stormwater management shall: 

a) be integrated with planning for sewage and water services and ensure that 
systems are optimized, feasible and financially viable over the long term; 

b) minimize, or, where possible, prevent increases in contaminant loads; 
c) minimize erosion and changes in water balance, and prepare for the impacts 

of a changing climate through the effective management of stormwater, 
including the use of green infrastructure;  

d) mitigate risks to human health, safety, property and the environment;  
e) maximize the extent and function of vegetative and pervious surfaces; and 
f) promote stormwater management best practices, including stormwater 

attenuation and re-use, water conservation and efficiency, and low impact 
development. 

1.6.7 Transportation Systems 

1.6.7.1 Transportation systems should be provided which are safe, energy efficient, 
facilitate the movement of people and goods, and are appropriate to address 
projected needs. 

1.6.7.2 Efficient use should be made of existing and planned infrastructure, including 
through the use of transportation demand management strategies, where feasible. 

1.6.7.3 As part of a multimodal transportation system, connectivity within and among 
transportation systems and modes should be maintained and, where possible, 
improved including connections which cross jurisdictional boundaries. 

1.6.7.4 A land use pattern, density and mix of uses should be promoted that minimize the 
length and number of vehicle trips and support current and future use of transit and 
active transportation. 

1.6.8 Transportation and Infrastructure Corridors 

1.6.8.1 Planning authorities shall plan for and protect corridors and rights-of-way for 
infrastructure, including transportation, transit and electricity generation facilities 
and transmission systems to meet current and projected needs. 

1.6.8.2 Major goods movement facilities and corridors shall be protected for the long term. 

1.6.8.3 Planning authorities shall not permit development in planned corridors that could 
preclude or negatively affect the use of the corridor for the purpose(s) for which it 
was identified. 
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1.6.11 Energy Supply 

1.6.11.1 Planning authorities should provide opportunities for the development of energy 
supply including electricity generation facilities and transmission and distribution 
systems, district energy, and renewable energy systems and alternative energy 
systems, to accommodate current and projected needs. 

1.7 Long-Term Economic Prosperity 

1.7.1 Long-term economic prosperity should be supported by: 

a) promoting opportunities for economic development and community 
investment-readiness; 

b) encouraging residential uses to respond to dynamic market-based needs and 
provide necessary housing supply and range of housing options for a diverse 
workforce; 

c) optimizing the long-term availability and use of land, resources, 
infrastructure and public service facilities; 

d) maintaining and, where possible, enhancing the vitality and viability of 
downtowns and mainstreets; 

e) encouraging a sense of place, by promoting well-designed built form and 
cultural planning, and by conserving features that help define character, 
including built heritage resources and cultural heritage landscapes; 

f) promoting the redevelopment of brownfield sites; 
g) providing for an efficient, cost-effective, reliable multimodal transportation 

system that is integrated with adjacent systems and those of other 
jurisdictions, and is appropriate to address projected needs to support the 
movement of goods and people; 

h) providing opportunities for sustainable tourism development; 
i) sustaining and enhancing the viability of the agricultural system through 

protecting agricultural resources, minimizing land use conflicts, providing 
opportunities to support local food, and maintaining and improving the agri-
food network; 

j) promoting energy conservation and providing opportunities for increased 
energy supply; 

k) minimizing negative impacts from a changing climate and considering the 
ecological benefits provided by nature; and 

l) encouraging efficient and coordinated communications and 
telecommunications infrastructure. 

1.8 Energy Conservation, Air Quality and Climate Change 

1.8.1 Planning authorities shall support energy conservation and efficiency, improved air 
quality, reduced greenhouse gas emissions, and preparing for the impacts of a 
changing climate through land use and development patterns which: 
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a) promote compact form and a structure of nodes and corridors; 
b) promote the use of active transportation and transit in and between 

residential, employment (including commercial and industrial) and 
institutional uses and other areas; 

c) focus major employment, commercial and other travel-intensive land uses 
on sites which are well served by transit where this exists or is to be 
developed, or designing these to facilitate the establishment of transit in the 
future; 

d) focus freight-intensive land uses to areas well served by major highways, 
airports, rail facilities and marine facilities; 

e) encourage transit-supportive development and intensification to improve the 
mix of employment and housing uses to shorten commute journeys and 
decrease transportation congestion; 

f) promote design and orientation which maximizes energy efficiency and 
conservation, and considers the mitigating effects of vegetation and green 
infrastructure; and 

g) maximize vegetation within settlement areas, where feasible. 
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2.0 Wise Use and Management of Resources 

Ontario's long-term prosperity, environmental health, and social well-being depend on 
conserving biodiversity, protecting the health of the Great Lakes, and protecting natural 
heritage, water, agricultural, mineral and cultural heritage and archaeological resources for 
their economic, environmental and social benefits. 

Accordingly: 

2.1 Natural Heritage 

2.1.1 Natural features and areas shall be protected for the long term. 

2.1.2 The diversity and connectivity of natural features in an area, and the long-term 
ecological function and biodiversity of natural heritage systems, should be 
maintained, restored or, where possible, improved, recognizing linkages between 
and among natural heritage features and areas, surface water features and ground 
water features. 

2.1.3 Natural heritage systems shall be identified in Ecoregions 6E & 7E1, recognizing that 
natural heritage systems will vary in size and form in settlement areas, rural areas, 
and prime agricultural areas.  

2.1.4 Development and site alteration shall not be permitted in: 

a) significant wetlands in Ecoregions 5E, 6E and 7E1; and 
b) significant coastal wetlands. 

2.1.5 Development and site alteration shall not be permitted in: 

a) significant wetlands in the Canadian Shield north of Ecoregions 5E, 6E and 
7E1; 

b) significant woodlands in Ecoregions 6E and 7E (excluding islands in Lake 
Huron and the St. Marys River)1; 

c) significant valleylands in Ecoregions 6E and 7E (excluding islands in Lake 
Huron and the St. Marys River)1; 

d) significant wildlife habitat; 
e) significant areas of natural and scientific interest; and 
f) coastal wetlands in Ecoregions 5E, 6E and 7E1 that are not subject to policy 

2.1.4(b) 

unless it has been demonstrated that there will be no negative impacts on the 
natural features or their ecological functions. 

                                                      
1 Ecoregions 5E, 6E and 7E are shown on Figure 1. 
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2.1.6 Development and site alteration shall not be permitted in fish habitat except in 
accordance with provincial and federal requirements. 

2.1.7 Development and site alteration shall not be permitted in habitat of endangered 
species and threatened species, except in accordance with provincial and federal 
requirements. 

2.1.8 Development and site alteration shall not be permitted on adjacent lands to the 
natural heritage features and areas identified in policies 2.1.4, 2.1.5, and 2.1.6 
unless the ecological function of the adjacent lands has been evaluated and it has 
been demonstrated that there will be no negative impacts on the natural features or 
on their ecological functions. 

2.1.9 Nothing in policy 2.1 is intended to limit the ability of agricultural uses to continue. 

2.2 Water 

2.2.1 Planning authorities shall protect, improve or restore the quality and quantity of 
water by: 

a) using the watershed as the ecologically meaningful scale for integrated and 
long-term planning, which can be a foundation for considering cumulative 
impacts of development; 

b) minimizing potential negative impacts, including cross-jurisdictional and 
cross-watershed impacts; 

c) evaluating and preparing for the impacts of a changing climate to water 
resource systems at the watershed level; 

d) identifying water resource systems consisting of ground water features, 
hydrologic functions, natural heritage features and areas, and surface water 
features including shoreline areas, which are necessary for the ecological and 
hydrological integrity of the watershed; 

e) maintaining linkages and related functions among ground water features, 
hydrologic functions, natural heritage features and areas, and surface water 
features including shoreline areas; 

f) implementing necessary restrictions on development and site alteration to: 
1. protect all municipal drinking water supplies and designated vulnerable 

areas; and 
2. protect, improve or restore vulnerable surface and ground water, 

sensitive surface water features and sensitive ground water features, 
and their hydrologic functions; 

g) planning for efficient and sustainable use of water resources, through 
practices for water conservation and sustaining water quality; 

h) ensuring consideration of environmental lake capacity, where applicable; and 
i) ensuring stormwater management practices minimize stormwater volumes 

and contaminant loads, and maintain or increase the extent of vegetative 
and pervious surfaces. 
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amendment, rezoning, or development permit under the Planning Act in all areas, 
except those areas of existing development or particular environmental sensitivity 
which have been determined to be incompatible with extraction and associated 
activities. 

2.6 Cultural Heritage and Archaeology 

2.6.1 Significant built heritage resources and significant cultural heritage landscapes shall 
be conserved. 

2.6.2 Development and site alteration shall not be permitted on lands containing 
archaeological resources or areas of archaeological potential unless significant 
archaeological resources have been conserved. 

2.6.3 Planning authorities shall not permit development and site alteration on adjacent 
lands to protected heritage property except where the proposed development and 
site alteration has been evaluated and it has been demonstrated that the heritage 
attributes of the protected heritage property will be conserved. 

2.6.4 Planning authorities should consider and promote archaeological management plans 
and cultural plans in conserving cultural heritage and archaeological resources. 

2.6.5 Planning authorities shall engage with Indigenous communities and consider their 
interests when identifying, protecting and managing cultural heritage and 
archaeological resources. 
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close proximity. Mixed use developments will be encouraged with 
strong pedestrian orientations and to support public transit. This concept 
will enable Windsor to continue its growth and foster a vibrant economy, 
while ensuring a safe, caring and diverse community and a sustainable, 
healthy environment. 

 
In order to manage growth consistent with the community vision, the 
following key policy directions are provided for in the other chapters of 
this Plan. 

 
3.2.1 Safe, Caring and Diverse Community 

 

NEIGHBOURHOOD 
CENTRES 

3.2.1.1 Windsorites want to be a part of neighbourhoods that meet their needs as 
places to live, shop and play. Each neighbourhood will have a central 
area that provides a focus for activities and is within a convenient 
walking distance. Here, people will find shops, jobs, neighbourhood 
based services, public places that are safe and inviting, and a place to 
meet with neighbours and join in community life. The neighbourhood 
centre will provide a variety of housing types for all ages and incomes. 

 

NEIGHBOURHOOD 

HOUSING 
VARIETY 

3.2.1.2 Encouraging a range of housing types will ensure that people have an 
opportunity to live in their neighbourhoods as they pass through the 
various stages of their lives. Residents will have a voice in how this new 
housing fits within their neighbourhood. As the city grows, more 
housing opportunities will mean less sprawl onto agricultural and natural 
lands. 

 

DISTINCTIVE 
NEIGHBOURHOOD 
CHARACTER 

3.2.1.3 Windsor will keep much of what gives its existing neighbourhoods their 
character – trees and greenery, heritage structures and spaces, distinctive 
area identities, parks, and generally low profile development outside the 
City Centre. Around the neighbourhood centres, the existing character of 
the neighbourhood will be retained and enhanced. Newly developing 
areas will be planned to foster their own unique neighbourhood identities 
with a mixture of homes, amenities and services. 

 

COMMUNITY 
DESIGN 

3.2.1.4 The design of buildings and spaces will respect and enhance the character 
of their surroundings, incorporating natural features and creating 
interesting and comfortable places. Streets, open spaces and the 
greenway system will serve as public amenities connecting and defining 
neighbourhoods and contributing to Windsor‟s image. New development 
in Windsor will accommodate the needs of pedestrians, cyclists and other 
recreational activities. 

 
3.3.2 Vibrant Economy 

 

EMPLOYMENT 3.2.2.1 Windsor‟s economy will be stimulated by active employment centres that 
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CENTRES 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 poise to take advantage of Windsor‟s role as an 
international gateway. 

 
CITY CENTRE 3.2.2.2 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. 

 

COMMUNITY 
IMPROVEMENT 

3.2.2.3 Revitalizing areas in need of improvement 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. 

 
3.2.3 Sustainable, Healthy Environment 

 

TRANSPORTATION 
SYSTEM 

3.2.3.1 Windsor will work toward achieving a sustainable transportation system 
where all modes of transportation can play a more balanced role. The 
creation of mixed use and employment centres will allow businesses and 
services to be closer to homes and allow greater opportunities for 
walking, cycling and transit. 

 

WATERFRONT 3.2.3.2 The Detroit River and Lake St. Clair waterfront will continue to be 
cherished as a community asset. A mixture of open spaces, residences 
and businesses will continue to provide the waterfront with its character 
and support a healthy environment, economic growth and the 
community‟s desire for public access to the water‟s edge. 

 

THE 
GREENWAY 
SYSTEM 

3.2.3.3 The Greenway System will connect Windsor‟s neighbourhoods, parks, 
natural areas and the waterfront. The system will foster recreational 
activities, contribute to community health, enhance the natural 
environment and link Windsor to its neighbouring municipalities. 

 
 

HEALTHY 
ECOSYSTEM 

3.2.3.4 Windsor will achieve greater harmony between human activities and 
natural systems. Attention will be given to establishing a flourishing 
natural environment, with clean air, land and water. 



3 - 5 City of Windsor Official Plan• Volume I • Development Strategy  

ENERGY 
EFFICIENCY 

3.2.3.5 Windsor will encourage the design and construction of energy efficient 
buildings and landscapes to reduce air, water and land pollution and 
environmental impacts of energy production and consumption. 

 
3.2.4 Responsive, Effective Local Government 

 

COMMUNITY 
BASED 
PLANNING 

3.2.4.1 People will be involved in the municipal processes that shape Windsor 
and its neighbourhoods. Residents will be encouraged to work with 
municipal staff to identify and resolve city-wide and neighbourhood 
issues. New ways will be found to build consensus within the 
community to ensure that Windsor advances toward its desired future. 

 

SERVICE 
DELIVERY 

3.2.4.2 Windsorites want a planning process that is responsive, effective and 
fiscally responsible. Planning services will be efficiently delivered and 
carefully targeted to achieve the community vision. 

 
3.3 Urban Structure Plan 

 
The Urban Structure Plan identifies the key structural elements within the 
municipality. These key structural elements and the linkages between 
these elements establish the strategic framework within which more 
detailed land use designations can be established. 

 
3.3.1 Nodes 

 
Nodes in this context are existing or future locations of concentrated 
activity on the Urban Structure Plan that serve the societal, environmental 
and economic needs at a neighbourhood and/or regional scale. The most 
successful nodes are the ones that exhibit a wide variety of land uses, 
including higher density residential and employment uses, and have 
access to frequent public transit service. Smaller scale community and 
neighbourhood nodes play an important role in providing services to the 
surrounding neighbourhoods, providing a range of housing opportunities 
and, providing a recognized sense of place for these neighbourhoods. 

 

GROWTH 
CENTRES 

3.3.1.1 Growth Centres are the highest in the hierarchy of nodes in Windsor due 
to their scale, density, range of uses, function and current or future 
identity. Growth Centres should be planned: 

 
(a) To serve as focal areas for investment in institutional and region- 

wide public services, as well as commercial, recreational, cultural 
and entertainment uses; 

(b) To accommodate and support major transit infrastructure; 
(c) To serve as high density major employment centres; 
(d) To accommodate a significant share of households and 

employment growth; and, 
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(e) To accommodate a minimum density of 200 residents and 200 
jobs per net hectare; 

 
The minimum density for new residential-only development is 80 units 
per net hectare. 

 

MAJOR 
ACTIVITY 
CENTRES 

3.3.1.2 Major Activity Centres are second in the hierarchy of nodes in Windsor. 
The following comprise Windsor‟s Major Activity Centres: 

 
(a) Regional Commercial Centres; 
(b) Regional Institutional Centres; 
(c) Regional Employment Centres; and 
(d) Regional Open Space System. 

 
These types of nodes are considered to be sub-regional in the context of 
Windsor and were originally planned as single-use facilities that have 
evolved into multi-use urban areas with a variety of densities. Typically, 
these nodes are currently or have the potential to be important 
destinations within the regional public transit network. Future residential 
development and redevelopment at Major Activity Centres should be 
medium (30 units per net hectare) to high-density (80+ units per net 
hectare). Residential intensification is desired at or near Major Activity 
Centres. Development surrounding these locations will be subject to the 
preparation of a Secondary Plan or plan of subdivision. 

 
(a) Regional Commercial Centres 

 
Regional Commercial Centres are a type of Major Activity Centre 
where commercial services are provided to residents across the 
city and region. This type of node also provides the location for 
serving the daily and weekly shopping needs of residents living 
within or near the node. Regional Commercial Centres may also 
function as employment centres providing population serving 
offices, retail, personal services and local institutions. 

 
In the future these nodes should function as vibrant mixed-use 
commercial-residential neighbourhoods serving a higher density 
of population. Ideally, the predominant form of new or 
redeveloped housing should be medium and high-density 
residential buildings with ground floor and possibly second floor 
commercial uses and upper floor residential dwellings. 

 
(b) Regional Institutional Centres 

 
Regional Institutional Centres are a type of Major Activity Centre 
where institutional services are provided to residents across the 



3 - 7 City of Windsor Official Plan• Volume I • Development Strategy  

city and region. This type of node typically serves as a location 
for the provision of hospital-based health care and/or major post- 
secondary institutions. Regional Institutional Centres can also 
function as employment centres providing jobs in the health care, 
education, research and development, offices, retail and personal 
service sectors. 

 
(c) Regional Employment Centres 

 
Regional Employment Centres are a type of Major Activity 
Centre where a large number of jobs are located. This type of 
node typically serves as a location for the large scale 
manufacturing or distribution of goods. Additionally, retail, 
office and personal service uses may be established as ancillary 
uses. 

 
(d) Regional Open Space System 

 
The Regional Open Space System includes the major natural and 
open space features that form part of a continuous system 
throughout Windsor. Some components of the Regional Open 
Space System are also designated as Natural Heritage in the 
Official Plan although not all Natural Heritage features are 
components of the Regional Open Space System. The Regional 
Open Space System includes an existing and future natural and 
naturalized corridor around Windsor with opportunities for future 
recreation and recreational pathways. 

 
3.3.2 Corridors 

 
Corridors represent the backbones of the urban network structure. 
Neighbourhoods gravitate towards these corridors to serve their everyday 
needs or to connect with larger nodes, commercial centres and 
employment centres to access a wider range of services and 
opportunities. Corridors have opportunities for intensification that would 
provide a wider range of services and opportunities for adjacent 
neighbourhoods but also more opportunities to live and work in the area. 
Corridors may connect with nodes and extend along roadways radiating 
away from a central point. Some corridors exist without such 
connections and represent stand alone sections. 

 
Corridors are located along transit routes, with City Corridors having the 
most frequent service. Ideally, corridors are walkable, providing 
neighbourhoods and those who use transit with easy access to services 
along main streets. Corridors provide residents with opportunities to 
travel by bus, bicycle or on foot to their desired destination within or 
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beyond their neighbourhood. Increased employment and residential 
densities along corridors support more frequent transit, and in turn more 
frequent transit supports and attracts higher density land uses along the 
corridor. This symbiotic relationship between transit, pedestrians and 
corridor intensification is key to the success of any corridor. Thus, 
corridors and transit should be planned and fostered together. 

 

CITY 
CORRIDORS 

3.3.2.1 City Corridors serve to connect the City Centre Growth Centre and 
Regional Commercial Centres. City corridors radiate from these Centres 
following numerous high frequency transit corridors. City corridors 
connect to Regional Commercial Centres along selected arterial roads but 
do not extend as far outward or as numerous as corridors connected to the 
City Centre. These corridors are intended to provide services for those 
living in close proximity to the area but also those who may arrive by 
transit, bicycle and by car. 

 
There are higher density employment and residential opportunities, with a 
significant amount of retail to support both every day needs, but also 
needs beyond the day such as furniture and appliance stores, home 
improvement stores, and stores that carry specialty items. 

 
Pharmacies and medical service are available with multiple choices for 
specialized care including doctors who specialize in specific types of 
care. 

 
Government services and buildings associated with the municipality, 
province or federal government are also found in these areas. 

 
Entertainment facilities, designed to attract people from well beyond the 
immediate area are also found on corridors that radiate from the City 
Centre. 

 
Transit service is frequent (10-20 minute peak headways) and offers 
multiple connections to other nodes and corridors throughout the city by 
a main transfer location or transit station. Regional transit connections 
are also available. 

 
Residential development may include high profile (26 to 58 metres in 
height), medium profile (14 to 26 metres in height) and residential over 
retail at street, as well as row housing and lofts. 

 

NEIGHBOURHOOD 
CORRIDORS 

3.3.2.2 The purpose and function of neighbourhood corridors is to link street 
sections to neighbourhood nodes or as standalone sections of community 
retail and services. These corridors provide for the day to day needs of 
the immediate neighbourhood that surrounds them. While employment is 
not the major focus, these corridors create a sense of community by 
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providing places for residents to walk such as local retail businesses and 
services. Local services may also include pharmacies, convenience 
stores and retail to serve the day to day needs of residents. 

 
Transit service is available and multiple routes may converge within the 
corridor and provide a few connections to other corridors and to Regional 
Commercial Centres. 

 
3.3.3 Neighbourhoods 

 
Neighbourhoods are the most basic component of Windsor‟s urban 
structure and occupy the greatest proportion of the City. Neighbourhoods 
are stable, low-to-medium-density residential areas and are comprised of 
local streets, parks, open spaces, schools, minor institutions and 
neighbourhood and convenience scale retail services. 

 
The three dominant types of dwellings in Windsor‟s neighbourhoods are 
single detached, semi-detached and townhouses. The density range for 
Windsor‟s neighbourhoods is between 20 to 35 units per net hectare. 
This density range provides for low and some medium-density 
intensification to occur in existing neighbourhoods. Multiple dwelling 
buildings with medium and high-densities are encouraged at nodes 
identified in the Urban Structure Plan. 

 
3.3.4 Structural Elements in Neighbouring Communities 

 
Several urban structural elements are included for the neighbouring 
communities of Detroit, Michigan, United States of America; and the 
towns of Tecumseh and LaSalle in Essex County, Ontario. These 
communities are beyond Windsor Council‟s jurisdiction and the 
structural elements are included on Official Plan Volume I – Schedule 
„J‟ for reference purposes only. 
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4.2.6 Economic Opportunity 
 
 

EMPLOYMENT 
OPPORTUNITIES 

4.2.6.1 To provide for a wide range of employment opportunities at appropriate 
locations throughout Windsor. 

 

ECONOMIC 
DEVELOPMENT 

4.2.6.2 To encourage a range of economic development opportunities to reach 
full employment. 

 
 
4.2.7 Safety 

 

SAFETY & 
SECURITY 

4.2.7.1 To foster personal safety throughout Windsor. 

 

EMERGENCY 
PLAN 

4.2.7.2 To support and maintain an emergency preparedness plan. 

 

EMERGENCY 
SERVICES 

4.2.7.3 To encourage emergency services in close proximity to where people 
live. 
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SALT SOLUTION 
MINING 

5.4.3.6 Council shall require that proponents of development within or 
immediately adjacent to the Mineral Mining Area designated on 
Schedule C: Development Constraint Areas where there is known 
present or past underground salt or salt solution mining activity to 
successfully complete a geo-technical study prepared by a qualified 
professional to confirm that the site is suitable for the proposed 
development. 

 
 
 

5.4.4 Wayside Pits and Quarries and Portable Asphalt Plants Policies 
 

DEFINITION 5.4.4.1 Wayside Pits and Quarries and Portable Asphalt Plants shall be 
defined in accordance with provincial policy. 

 

NEW PITS, 
QUARRIES & 
PORTABLE 
ASPHALT 
PLANTS 

5.4.4.2 Council may permit Wayside Pits and Quarries and Portable 
Asphalt Plants in any land use designation on Schedule D: Land 
Use without requiring an amendment to this Plan provided: 

 
(a) the use is in keeping with provincial legislation, policies 

and appropriate guidelines; and 
 

(b) the proponent mitigates potential negative impacts of the 
extraction and/or operation on surrounding and/or 
sensitive land uses. 

 
 
 

5.4.5 Noise and Vibration Policies 
 

REGARD FOR 
NOISE & 
VIBRATION 

5.4.5.1 Council shall require the proponent of development in proximity to 
existing or proposed sources of noise and vibration, or the 
proponent of development that may be a source of noise or 
vibration, to evaluate the potential negative impacts of such noise 
and vibration on the proposed future land use. In determining the 
exact distances for the application of this policy, the Municipality 
shall have regard to provincial legislation, policies and appropriate 
guidelines. 
(Amended by OPA 43 – 06/13/2006 – OMB Order 1695) 

 

REQUIRE STUDY 5.4.5.2 If a proposed development is expected to be subject to noise or 
vibration, or to cause noise or vibration, the proponent shall be 
required to complete a noise and/or vibration study to the 
satisfaction of the Municipality to support the feasibility of the 
proposal in accordance with the Procedures chapter of this Plan. 
(Amended by OPA 43 – 06/13/2006 – OMB Order 1695) 
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ABATEMENT 
MEASURES 

5.4.5.3 Abatement measures may include one or more of the following, 
depending on the physical characteristics of the specific location 
and the source of the noise and/or vibration: 

 
(a) increased setbacks from the noise or vibration source; 

 
(b) sound barriers such as landscaped berms, walls, buildings, 

and fences; 
 

(c) building design, including specific attention to height, 
massing, internal layout and fenestration; 

 
(d) building construction, including materials for acoustical 

and/or vibration insulation, glaze or ventilation; 
 

(e) registered notice on title of possible excessive noise and/or 
vibration, and; 

 
(f) any other appropriate attenuation measures. 

 

IMPLEMENTATION 5.4.5.4 Council shall require that appropriate noise and/or vibration 
abatement measures be implemented by the proponent as a 
condition of development approval. 

 

AIRPORT 
OPERATING 
AREA 
DEFINITION 

5.4.5.5 For the purpose of this Plan, the Airport Operating Area includes 
those lands within the Noise Exposure Forecast and Noise 
Exposure Projection contours approved by the federal government 
and extended to the nearest right-of-way. 

 

REFER TO 
TRANSPORTATION 
CHAPTER 

5.4.5.6 Council shall evaluate a proposed development within the Airport 
Operating Area designated on Schedule C: Development 
Constraint Areas in accordance with the Transportation chapter of 
this Plan. 

 

RAIL YARD 
DEFINITION 

5.4.5.7 For the purpose of this Plan, Rail Yard includes the lands 
associated with a designated rail yard. (amended by OMB order 1485 – 
11/01/2002) 

 

REFER TO 

TRANSPORTATION 

CHAPTER 

5.4.5.8 Council shall evaluate a proposed development adjacent to a Rail 
Yard designated on Schedule C: Development Constraints, in 
accordance with the Transportation chapter of this Plan. (amended by 
OMB order 1485 – 11/01/2002) 
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6. Land Use  
 
 

6.0 Preamble 
 

A healthy and livable city is one in which people can enjoy a vibrant economy 
and a sustainable healthy environment in safe, caring and diverse 
neighbourhoods. In order to ensure that Windsor is such a city, Council will 
manage development through an approach which balances environmental, social 
and economic considerations. As such, the Land Use chapter of this Plan 
promotes a compact urban form and directs compatible development to 
appropriate locations within existing and future neighbourhoods. 

 
This chapter of the Official Plan provides goals, objectives and policies for the 
land use designations identified on Schedule D: Land Use and Schedule E: City 
Centre Planning District and should be read in conjunction with the other parts 
of the Plan. 

 
6.1 Goals 

 
In keeping with the Strategic Directions, Council’s land use goals are to achieve: 

 
NEIGHBOURHOODS 6.1.1 Safe, caring and diverse neighbourhoods. 

ENVIRONMENTALLY 
SUSTAINABLE 

6.1.2 Environmentally sustainable urban development. 

RESIDENTIAL 6.1.3 Housing suited to the needs of Windsor’s residents. 

EMPLOYMENT 6.1.4 The retention and expansion of Windsor’s employment base. 

COMMERCIAL 6.1.5 Convenient and viable areas for the purchase and sale of goods 
and services. 

INSTITUTIONAL 6.1.6 An integration of institutions within Windsor’s neighbourhoods. 

OPEN SPACE 6.1.7 A variety of open space areas. 

WATERFRONT 6.1.8 An accessible Detroit River, Lake St. Clair and a healthy 
waterfront. 

NATURAL 
HERITAGE 

6.1.9 The protection and conservation of environmentally significant 
and sensitive natural heritage features and functions. 

MIXED USE 6.1.10 Pedestrian oriented clusters of residential, commercial, 
employment and institutional uses. 
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CITY CENTRE 
PLANNING 
DISTRICT 

6.1.11 The City Centre as the vibrant focal point and symbol of 
Windsor. 

AIRPORT 6.1.12 Protection and enhancement of Windsor Airport’s role in serving 
passenger and cargo needs. (added by OPA #60–05/07/07-B/L85-2007–OMB 
Decision/Order No.2667, 10/05/2007) 

FUTURE 
GROWTH AREAS 

6.1.13 The provision of sufficient land in appropriate locations to 
accommodate future population and employment growth in 
Windsor. (added by OPA #60–05/07/07-B/L85-2007–OMB Decision/Order No.2667, 
10/05/2007) 

 

6.2 General Policies 
 

SCHEDULE D: 
LAND USE 

6.2.1.1 The following land use designations shall be identified on 
Schedule D: Land Use: 

  
(a) Residential; 

  
(b) Industrial; 

  
(c) Business Park; 

  
(d) Commercial Centre; 

  
(e) Commercial Corridor; 

  
(f) Major Institutional; 

  
(g) Open Space; 

  
(h) Natural Heritage; 

  
(i) Mixed Use; 

  
(j) Waterfront Residential; 

  
(k) Waterfront Recreation; and 

  
(l) Waterfront Port. 

  
(m) Windsor Airport (added by OPA #60–05/07/07-B/L85-2007–OMB 

Decision/Order No.2667, 10/05/2007) 

  
(n) Future Urban Area (added by OPA #60–05/07/07-B/L85-2007–OMB 

Decision/Order No.2667, 10/05/2007) 
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compatibility, employment land uses are provided under two designations on 
Schedule D as either Industrial or Business Park. 

 
The following objectives and policies establish the framework for development 
decisions in Employment areas. 

 
 

6.4.1 Objectives 
 

POSITIVE 
BUSINESS 
ENVIRONMENT 

6.4.1.1 To ensure Windsor continues to be an attractive place to 
establish businesses and locate employees. 

ASSESSMENT 
BASE 

6.4.1.2 To expand Windsor’s assessment base by attracting employers 
and economic development. 

COMPATIBLE 
DEVELOPMENT 

6.4.1.3 To ensure that employment uses are developed in a manner 
which are compatible with other land uses. 

RANGE OF USES 6.4.1.4 To accommodate a full range of employment activities in 
Windsor. 

SUPPORT 
SERVICES 

6.4.1.5 To enhance the quality of employment areas by providing for 
complementary services and amenities. 

ACCESSIBLE 6.4.1.6 To locate employment activities in areas which have sufficient 
and convenient access to all modes of transportation. 

SUFFICIENT LAND 
SUPPLY 

6.4.1.7 To ensure that a sufficient land supply for employment purposes 
is maintained over the 20 year period of this Plan. 

INFRASTRUCTURE 6.4.1.8 To ensure that adequate infrastructure services are provided to 
employment areas. 

VIABLE AREAS 6.4.1.9 To maintain and develop viable industrial areas. 

VISIBLE 
LOCATIONS 

6.4.1.10 To provide highly visible and attractive locations for business 
park development. 

COMPREHENSIVELY 
PLANNED 

6.4.1.11 To promote comprehensively planned employment areas. 

 
 

6.4.2 General Policies 
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SUFFICIENT 
SUPPLY 

6.4.2.1 Council shall designate a sufficient supply of appropriately 
located Industrial and Business Park lands to meet the projected 
20 year employment demands. 

ATTRACT 
BUSINESS 

6.4.2.2 Council shall encourage businesses and industries to locate and 
expand in Windsor. 

 
CITY 
PARTICIPATION 

 
6.4.2.3 

 
Council shall facilitate economic investment by: 

  (a) planning and developing Industrial and Business Park 
areas; 

  (b) participating in the development or redevelopment of 
strategic areas of Windsor; 

  (c) fostering public-private partnerships to facilitate economic 
development; and 

  (d) other measures as may be appropriate. 

SITE PLAN 
CONTROL 

6.4.2.4 Council shall require all development within areas designated as 
Industrial and Business Park to be subject to site plan control, 
with the exception of Public Open Space uses. 

HERITAGE 
CONSERVATION 

6.4.2.5 Council shall encourage the conservation and adaptive reuse of 
historic and/or architecturally significant buildings within areas 
designated as Industrial or Business Park in accordance with the 
Heritage Conservation chapter of this Plan. 

CONTAMINATED 
SITES 

6.4.2.6 Council shall encourage the redevelopment of contaminated 
Industrial or Business Park sites in accordance with section 5.4.8 
of the Environment chapter of this Plan. 

AREAS IN 
TRANSITION 

6.4.2.7 Council may support the redevelopment of older and/or 
abandoned Industrial or Business Park areas to other land uses 
provided: 

  (a) the proponent can demonstrate that: 

   (i) the redevelopment of the area would not be 
detrimental to other Industrial or Business Park uses 
still operating in the area; and 
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   (ii) the redevelopment of the area is in keeping with the 
long term transition of the entire area to similar 
uses; 

  (b) the environmental conditions of the site do not preclude 
development (see Environment chapter); and 

  (c) subject to an amendment to this Plan that is consistent 
with the appropriate policies for the desired land use. 

HIGH QUALITY 
DESIGN 

6.4.2.8 Council shall require a high standard of architectural and 
landscape design for Industrial and Business Park designations 
adjacent to the Highway 401 corridor given its visibility along an 
international gateway, in accordance with the Urban Design 
chapter of this Plan. (added by OPA #60–05/07/07-B/L85-2007–OMB 
Decision/Order No.2667, 10/05/2007) 

 
 

6.4.3 Industrial Policies 
 

The Industrial land use designation provides for a broad range of industrial uses 
which, because of their physical and operational characteristics, are more 
appropriately clustered together and separated from sensitive land uses. This 
designation is also applied to certain older industrial areas of Windsor where 
such a separation may not have been achieved. 

 
PERMITTED 
USES 

6.4.3.1 Uses permitted in the Industrial land use designation identified 
on Schedule D: Land Use include establishments which may 
exhibit any or all of the following characteristics: 

  (a) large physical size of site or facilities; 

  (b) outdoor storage of materials or products; 

  (c) large production volumes or large product size; 

  (d) frequent or continuous shipment of products and/or 
materials; 

  (e) long hours of production and shift operations; 

  (f) likelihood of nuisances, such as noise, odour, dust or 
vibration; 

  (g) multi-modal transportation facilities; 
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  (h) is dependent upon, serves or otherwise complements the 
industrial function of the area; and (amended by OPA #22 – 
07/16/02) 

  (i) service and repair facilities. (amended by OPA #22 – 07/16/02) 

ANCILLARY 
USES 

6.4.3.2 In addition to the uses permitted above, Council may also permit 
the following ancillary uses in areas designated as Industrial on 
Schedule D: Land Use without requiring an amendment to this 
Plan: 

  (a) Open Space uses; 

  (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. (amended by OPA #22 – 07/16/02) 
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  (e) Methadone Clinics provided that:  
 

(i) such uses are located a minimum of 150 metres from  
• lands used or zoned for residential, institutional  

or open space purposes, excluding lands used  
for Hospitals, Universities, and Community  
Colleges; and 

• any lands used for a Methadone Clinic 
 

(ii) such uses satisfy the evaluation criteria set out in  
Section 6.5.3.7 of the Commercial Corridor Policies, 
with the exception of the requirement that the  
proponent demonstrate that a proposed commercial  
development is acceptable in terms of the proposal’s  
market impact on other commercial areas; and 

 
(iii) the use is supported by a Planning Rationale Report,  

provided by the applicant/agent, containing details  
of the application including proximity to public  
transit and supporting reasons why the application  
should be approved, to the satisfaction of the  
Municipality. 
(Added by OPA #82 – June 20, 2011, B/L 117-2011) 
(Deleted by OPA #106 – November 6, 2015, B/L 143-2015) 

 
LOCATIONAL 
CRITERIA 

 
6.4.3.3 

 
Industrial development shall be located where: 

  (a) the industrial use can be sufficiently separated and/or 
buffered from sensitive land uses; 

  (b) there is access to an arterial road; 

  (c) full municipal physical services can be provided; 

  (d) industry related traffic can be directed away from 
residential areas; 

  (e) peak period public transportation service can be provided; 
and 

  (f) there is access to designated truck routes. 

EVALUATION 
CRITERIA 

6.4.3.4 At the time of submission, the proponent shall demonstrate to the 
satisfaction of the Municipality that a proposed industrial 
development is: 
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  (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; and 

  (e) compatible with the surrounding area in terms of siting, 
orientation, setbacks, parking and landscaped areas. 

DESIGN 
GUIDELINES 

6.4.3.5 The following guidelines shall be considered when evaluating 
the proposed design of an Industrial 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, storage and 
service areas; and 

   (ii) the separation between the industrial use and 
adjacent sensitive uses, where appropriate. 
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 (c) motorized vehicle access is oriented in such a manner that 
industry 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) loading bays and service areas are located to avoid conflict 
between pedestrian circulation, service vehicles and 
movement along the public right-of-way; and 

 (f) the design of the development encourages and/or 
accommodates public transportation services. 

 (g) The design of the development encourages the retention 
and integration of existing woodlots, vegetation and 
drainage corridors where feasible to provide amenity areas 
for employees and to create a positive visual image of 
industry in Windsor. (added by OPA #60–05/07/07-B/L85-2007–OMB 
Decision/Order No.2667, 10/05/2007) 

 
TRANSPORT 
TERMINAL 
GUIDELINES 

 
6.4.3.6 

 
In addition to the policies in Sections 6.4.3.3, 6.4.3.4, and 
6.4.3.5, the following additional policies shall be 
considered when evaluating a Transport Terminal: 
(Amended by OPA139 - APPROVED May 4, 2021, B/L#53-2021) 

 (a) Prohibit the location of a Transport Terminal adjacent to, 
or near, sensitive land uses, such as residential uses, unless 
appropriate mitigation measures such as a berm, noise 
barrier, or other buffering are in place to mitigate noise, 
dust, and light pollution, and odours from the Transport 
Terminal; 
(Amended by OPA139 - APPROVED May 4, 2021, B/L#53-2021) 

 (b) Discourage direct driveway access to/from a Transport 
Terminal from/to Class II Arterial Road that serves as a 
major commercial corridor to minimize traffic, noise, and 
dust conflicts; 
(Amended by OPA139 - APPROVED May 4, 2021, B/L#53-2021) 

 (c) Encourage adjacency of a Transport Terminal to the truck 
route network, including any designated long combination 
vehicle route; 
(Amended by OPA139 - APPROVED May 4, 2021, B/L#53-2021) 
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(d) Encourage proximity of a Transport Terminal to rail, 
airport, and water port facilities to maximize freight 
intermodal opportunities; 
(Amended by OPA139 - APPROVED May 4, 2021, B/L#53-2021) 

(e) Encourage proximity of a Transport Terminal to land uses 
that generate freight trips to allow for efficient use of land 
and infrastructure. 
(Amended by OPA139 - APPROVED May 4, 2021, B/L#53-2021) 

 

6.4.4 Business Park Policies 
 

The Business Park land use designation provides for business and industrial 
uses of a similar quality and character to locate together in highly visible areas 
according to a comprehensive development plan. 

 
PERMITTED 
USES 

6.4.4.1 Uses permitted in the Business Park land use designation include: 

  (a) establishments devoted to research, development and 
information processing, business (deleted by OPA 58, 24 07 2006) 

offices, business (deleted by OPA 58, 24 07 2006) services, industrial 
research and/or training facilities, communication, 
production uses, printing and publishing; and 

  (b) selected industrial uses which: 

   (i) do not create nuisances such as noise, dust, 
vibration or odour; 

   (ii) confine industrial operations within a building 
and/or structure; and 

   (iii) do not require outside storage. 

ANCILLARY 
USES 

6.4.4.2 In addition to the uses permitted above, Council may permit the 
following ancillary uses in areas designated Business Park on 
Schedule D: Land Use without requiring an amendment to this 
Plan: 

  (a) Open Space uses; 
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   (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. (amended by OPA #22 – 07/16/02) 

  
(g) Methadone Clinics provided that:  

 
(i) such uses are located a minimum of 150 metres from 

• lands used or zoned for residential, institutional 
or open space purposes, excluding lands used for 
Hospitals, Universities, and Community 
Colleges; and 

• any lands used for a Methadone Clinic 
 

(ii) such uses satisfy the evaluation criteria set out in 
Section 6.5.3.7 of the Commercial Corridor Policies, 
with the exception of the requirement that the 
proponent demonstrate that a proposed commercial 
development is acceptable in terms of the proposal’s 
market impact on other commercial areas; and 

 
(iii) the use is supported by a Planning Rationale Report, 

provided by the applicant/agent, containing details of 
the application including proximity to public transit 
and supporting reasons why the application should be 
approved, to the satisfaction of the Municipality. 
(Added by OPA #82 – June 20, 2011, B/L 117-2011) 

(Deleted by OPA #106 – November 6, 2015, B/L 143-2015) 

 
LOCATIONAL 
CRITERIA 

 
6.4.4.3 

 
Business Park development shall be located where: 

  (a) the business park use can be sufficiently separated and/or 
buffered from sensitive land uses; 

  (b) the site will be accessible and highly visible from 
Controlled Access Highway or a Class I or Class II Arterial 
Road; 

  (c) full municipal physical services can be provided; 

  (d) business park related traffic can be directed away from 
residential areas; 
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  (e) public transportation service can be provided; and 
  (f) there is access to designated truck routes. 

EVALUATION 
CRITERIA 

6.4.4.4 At the time of submission, the proponent shall demonstrate to the 
satisfaction of the Municipality that a proposed business park 
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) 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; and 

   (v) 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; and 

  (e) compatible with the surrounding area in terms of scale, 
massing, height, siting, orientation, setbacks, parking and 
landscaped areas. 

DESIGN 
GUIDELINES 

6.4.4.5 The following guidelines shall be considered when evaluating 
the proposed design of a Business Park development: 
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(a) the ability to achieve the associated policies as outlined in 
the Urban Design chapter of this Plan; 

(b) the massing and scale of buildings, and the extent to which 
their orientation, form and siting help to enhance the well 
landscaped setting of the business park; 

(c) the provision of functional and attractive signage; 

(d) 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; 

(e) motorized vehicle access is oriented in such a manner that 
business park related traffic will be discouraged from using 
Local Roads where other options are available; 

(f) loading bays and service areas are located to avoid conflict 
between pedestrian circulation, service vehicles and 
movement along the public right-of-way; 

(g) pedestrian and cycling access is accommodated in a 
manner which is distinguishable from the access provided 
to motorized vehicles and is safe and convenient; and 

(h) the design of the development encourages and/or 
accommodates public transportation services. 

(i) The design of the development encourages the retention 
and integration of existing woodlots, vegetation and 
drainage corridors where feasible to provide amenity areas 
for employees and to enhance the visual appearance of 
business parks in Windsor. (added by OPA #60–05/07/07-B/L85-2007– 
OMB Decision/Order No.2667, 10/05/2007) 

 
 
 

6.5 Commercial 
 

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 
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6.12 Windsor Airport 
(added by OPA #60–05/07/07-B/L85-2007–OMB Decision/Order No.2667, 10/05/2007) 

 
The Windsor Airport is an important component of the City’s transportation and 
economic system, linking the movement of goods and people. It is utilized by a 
wide spectrum of aircraft which serve both passenger and freight customers, 
including the automotive industry Protection of the Windsor Airport from 
incompatible uses is essential to minimize future conflicts between the airport 
and surrounding land uses. 

 
The following objectives and policies establish the framework for development 
decisions in the Airport designation. 

 
6.12.1 Objectives 

 
6.12.1.1 To recognize and strengthen the airport’s role in the City of 

Windsor as an important component of the transportation system. 
 

6.12.1.2 To provide for suitable groundside and airside uses and services. 
 

6.12.1.3 To minimize the potential for conflicting or incompatible land 
uses. 

 
6.12.2 Policies 

 
6.12.1.1 Uses permitted in the Airport land use designation identified on 

Schedule D: Land Use are as follows: 
 (a) Civilian or military airport 
 (b) Airport terminal facilities and communications structures 

 (c) Uses permitted in Employment Areas, as described by 
Section 6.4, provided that they do not conflict with aircraft 
operations 

 (d) Hotels and related commercial uses 

 (e) Other uses in accordance with the Windsor Airport Master 
Plan, Land Use and Reserve Land Plan, as amended from 
time to time. 
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(c) For Future Urban Areas, where the area is of a sufficient size 
to provide for a complete community, incorporating a full 
range of housing and supportive uses such as schools, parks, 
neighbourhood commercial and institutional; 

(d) For Future Employment Areas, where the area is of a 
sufficient size to accommodate a range of employment uses; 

(e) The area can be adequately accessed from and integrated 
with the existing or planned transportation network; 

(f) Consideration of the cost implications to the City of Windsor 
for the provision of physical services, transportation and 
community services required for development of the area. 

 

6.13.3 Future Urban Area Policies 
 

6.13.3.1 Lands within the Future Urban Area designation shall generally 
develop for Residential uses but will also include associated 
community supportive uses such as parks and open space, 
institutional, commercial and small-scale employment upon 
completion of Secondary Plans and other appropriate studies 
relating to servicing, transportation, stormwater management, 
Class Environmental Assessment as required by this Official Plan. 

6.13.3.2 Future Urban Areas shall develop on full municipal physical 
services. 

6.13.3.3 Exceptions to full servicing will only be permitted in situations 
where a new dwelling is constructed on an existing lot, where 
residential zoning existed prior to redesignation to Future Urban 
Area, with the understanding that such dwellings will connect to 
full municipal services when available with costs of connection to 
be borne by the property owner. 

 
 

6.13.4 Future Employment Area Policies 
 

6.13.4.1 The  Future  Employment  Area  designation  is  intended  to 
accommodate future Industrial and Business Park designations. 
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6.13.4.2 Redesignation or development of Future Employment Areas shall 
require completion of Secondary Plans and other appropriate 
studies relating to physical servicing, transportation, Class 
Environmental Assessment or others as required by this Official 
Plan. 

6.13.4.3 Council may consider site-specific Official Plan Amendments for 
a Future Employment Area without requiring a Secondary Plan 
provided the proposed development is of a large-scale, single use 
nature such as a multi-modal transportation facility or large 
manufacturing plant. Site specific exceptions will only be 
considered where all studies relating to physical servicing, 
transportation, environmental evaluation or others as required by 
this Plan are completed as part of an alternative planning process 
and where the absence of a Secondary Plan will not jeopardize the 
orderly planning and development of the site or surrounding lands. 

6.13.4.4 Future Employment Areas shall develop on full municipal 
physical services in accordance with the policies contained in 
Section 7.3 of this Plan. 

6.13.4.5 Exceptions to the requirement for full municipal physical services 
in Future Employment Areas will only be considered where 
commercial or employment designations or uses were in existence 
prior to their designation as a Future Employment Area and where 
it can be demonstrated that: 

 (a) The proposed use is “dry” in nature; 

 (b) There are no other viable options for connections to 
municipal servicing and full physical services are not 
anticipated in a reasonable timeframe 

 (c) On-site servicing will not jeopardize the provision of full 
municipal serving in the future or conflict with the City’s 
long-term servicing strategy; 

 (d) The proposed on-site servicing complies with all applicable 
regulations and standards; 

 (e) The property owner agrees to connect to full physical 
services when they are available and in accordance with 
applicable City policies regarding costs of servicing 
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(e) Establishes the preferred solution and corresponding 

implementation measures; and 

 

(f) Includes a comprehensive public participation program. 

 

COOPERATION 

& 

COORDINATION 

7.2.2.4 Council shall work to achieve the coordinated planning, expansion and 

maintenance of the transportation system in cooperation with other public 

agencies and private organizations to promote increased density of 

development. 

 

ALTERNATIVE 

DEVELOPMENT 

PATTERNS 

7.2.2.5 Council shall promote development patterns that support an increase in 

walking, cycling and public transportation in accordance with the Land 

Use and Urban Design chapters of this Plan. 

 

BALANCED 

TRANSPORTATION 

SYSTEM 

7.2.2.6 Council shall develop a balanced transportation system by: 

 

(a) Adopting strategies and programs that increase public 

transportation use, cycling and walking; 

 

(b) Implementing the land use policies of this Plan that provide for a 

more compact urban form and are intended to reduce the growth 

in home based trip making; 

 

(c) Maintaining a road level-of-service that optimizes the use of the 

existing network; 

 

(d) Directing the expansion of existing roads or the construction of 

new ones in association with the application of transportation 

demand management strategies; and 

 

(e) Implementing the urban design policies of this Plan that provide 

for an improved street environment. 

 

(f) Implementing traffic calming devices in existing neighbourhoods 

and requiring traffic calming in new neighbourhoods consistent 

with the Traffic Calming Policy. 

 

TRAFFIC 

CALMING 

DEVICES 

7.2.2.7 Council may require traffic calming devices on: 

 

(a) Existing roads; 

 

(b) All proposed development; 

 

(c) Infrastructure undertakings; 
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consistent with the Traffic Calming policy. 

 

MULTI-MODAL 

FACILITIES 
7.2.2.8 Council shall encourage the development of multi-modal transportation 

facilities at appropriate locations. 

 

TRUCK ROUTE 

SYSTEM 
7.2.2.9 Council shall establish and manage a truck route system to minimize the 

intrusion of trucks into sensitive areas while providing acceptable access 

to business and industries. 

 

TRUCK ACCESS 7.2.2.10 Council recognizes that while truck access is necessary for some 

properties, the adverse effects of truck traffic shall be minimizes by: 

 

(a) Discouraging truck traffic in residential and pedestrian oriented 

areas; 

 

(b) Directing land uses which generate substantial truck traffic to 

appropriate areas in accordance with the Land Use chapter of this 

Plan; 

 

(c) Ensuring the proper design of roads intended to carry truck traffic; 

 

(d) Implementing other measures as may be appropriate and 

necessary. 

 

HAZARDOUS 

GOODS 

7.2.2.11 Council shall restrict the movement of hazardous goods to transportation 

routes which avoid high risk areas and provide safe and direct access to 

their intended destination. 

 

PARKING & 

LOADINGS 

FACILITIES 

7.2.2.12 Council shall require adequate off-street parking and loading facilities as 

a condition of development approval in accordance with the Land Use 

chapter of this Plan. 

 

PARKING LOT 

DESIGN 

7.2.2.13 Council shall require parking lots to be designed in accordance with the 

Urban Design chapter of this Plan. 

 

PUBLIC ON-
STREET 

PARKING 

7.2.2.14 Council may allow, restrict or partially restrict on-street parking on 

specific roads as follows: 

 

(a) On street parking shall not be permitted on Expressways, Class I 

Arterial Roads and Scenic Drives; 

 

(b) On street parking will be discouraged on Class II Arterial Roads 

and Class I Collector Roads and may only be allowed in areas 

where adequate and convenient off-street parking is not available; 

and 
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(c) On street parking may be permitted on Class II Collector Roads 

and Local Roads provided there is sufficient paved road width. 

 

RESTRICT ON-
STREET 

PARKING 

7.2.2.15 Council may restrict on-street parking in a manner that does not conflict 

with future and planned uses of the right of way by: 

 

(a) Removing on-street parking where the added roadway space is 

required to install left or right turn lanes; 

 

(b) Removing on-street parking where the added roadway space may 

be required to install bicycle lanes; 

 

(c) Removing on-street parking where the added roadway space if 

required for transit purposes; 

 

(d) Removing on-street parking where there is a need to move traffic 

more efficiently; 

 

(e) Removing on-street parking where the City has constructed off 

street lots to offset the loss of on-street parking. 

 

ON STREET 

PARKING – 

STREET 

SCAPING 

7.2.2.16 Council may permit on-street parking as part of a streetscaping plan 

designed to create a buffer between road traffic and pedestrian sidewalk 

areas. 

 

 

BICYCLE 

PARKING 

7.2.2.17 Council shall make provision for bicycle parking spaces by requiring 

bicycle spaces at all developments. 

 

LAND USE AND 

TRANSPORTATION 
7.2.2.18 Council shall recognize the link between land use and transportation 

systems by: 

 

(a) Focusing office development and high-density employment and 

high density residential in areas which have access to transit and 

pedestrian amenities; 

(b) Encouraging commercial and employment uses within 400 metres 

to 800 metres of residential areas to promote the use of active 

transportation and to promote transit service. 

 

SUSTAINABLE 

SITE DESIGN 

7.2.2.19 Council shall require the use of sustainable site design during the Site 

Plan Control process to ensure accessibility for all pedestrians and 

cyclists by: 

 

(a) Requiring buildings and access points to buildings be placed to 

provide convenient access to the public right of way; 
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(b) Ensuring the provision of sidewalk and cycling connections to 

and from the entrances of the development and cycling facilities; 

 

(c) Ensuring that sidewalk and cycling connections are barrier free 

throughout the seasons; 

 

(d) Ensuring that the sidewalk and cycling connections minimize the 

walking and cycling distance to and from the right of way and 

 

(e) Encouraging a more street level design and access by planning 

parking lots in such a way to not adversely impact such access. 

 

TRANSIT 

SUPPORTIVE 

DEVELOPMENT 

7.2.2.20 Council shall support transit by planning for compact mixed-use, higher 

density residential, commercial and employment development within 

concentrated nodes and corridors that are adjacent to higher order transit 

corridors. 

 

MINIMIZING 

VEHICLE TRIPS 

AND TRAVEL 

DISTANCES 

7.2.2.21 Council shall implement land use patterns that promote sustainable travel 

by locating land uses within reasonable walking or cycling distance by: 

 

(a) Encouraging development that include an appropriate mix of 

residential, commercial and employment lands within reasonable 

walking distance of each other; 

 

(b) Planning higher density developments in areas along major 

transportation corridors and nodes; 

 

(c) Integrating land use and transportation planning decisions by 

ensuring each fit the context of each other’s specific needs. 

 

TRAVEL 

DEMAND 

MANAGEMENT 

7.2.2.22 Council and Transit Windsor will encourage employers to manage their 

travel demand by: 

 

(a) Promoting the use of ride sharing and car-pooling to reduce 

parking demand and to reduce vehicles on nearby streets; 

 

(b) Promoting the use of bulk or special transit pass purchases by 

employers for employees that offer discounts over regular transit 

pass prices and encourage transit usage; 

 

(c) Encouraging companies to alternate hours of work to reduce the 

peak hour traffic and parking demand. 

POST 

SECONDARY 

STUDENT 

TRANSPORTATION 

7.2.2.23 Council shall encourage post secondary institutions to implement tuition-

based bus pass programs to reduce travel and parking demand. 
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COMMERCIAL 

SCHOOLS 

7.2.2.24 Council shall encourage commercial schools to locate along roadways 

with transit. 

 

TRANSIT 

SUPPORTIVE 

DESIGN 

7.2.2.25 Council shall support transit friendly design by: 

 

(a) Planning for compact, higher density developments along nodes 

and corridors; 

 

(b) Creating street layouts that can accommodate transit vehicles; 

 

(c) Considering transit in the early stages of planning; 

 

(d) Creating grid networked streets; 

 

(e) Promoting urban design that encourages walking and cycling; and 

 

(f) Requiring entranceways proximate to the public right of way to 

reduce walking distances for pedestrians, particularly those who 

are mobility impaired. 

 
SCHOOL AREA 

TRANSPORTATION 
7.2.2.26 Council and the School Boards shall promote a safe travel environment 

near schools by: 

 

(a) Ensuring that new elementary school locations are central to the 

area that they intend to serve to reduce the need for buses to 

transport students; 

 

(b) Ensuring that the location of new schools limits the need for 

children to cross Arterial Roads; 

 

(c) Encouraging the use of traffic calming near elementary schools 

constructed in new neighbourhoods; 

 

(d) Coordinating the location of new schools with transit. 

 

(e) Maintaining a policy for school areas that may include: 

 

(i) Reduced speed limits in school zones; 

 

(ii) No stopping areas near school crossings to ensure visibility 

of crossing guards and children; 

 

(iii)Appropriate parking and stopping restrictions along school 

frontages in consultation with the affected School Board and 

local residents. 



City of Windsor Official Plan  Volume I  Infrastructure                                                        7 - 10 

 

 

(f) Requiring all schools to provide adequate on-site parking and 

loading/unloading facilities. 

SCHOOL 

ACTIVE 

TRANSPORTATION 

PLANS 

7.2.2.27 Council shall require that school boards implement active transportation 

plans for new or refurbished schools that include: 

 

(a) Safe walking routes including new sidewalk connections, street 

crossing improvements and other pedestrian infrastructure within 

the school property or municipal road allowance fronting the 

school property; 

 

(b) Appropriate way finding signage where necessary; and 

 

(c) Sufficient bicycle parking facilities for all students. 

 

CONTROLLED 

ACCESS 

DESIGNATION 

7.2.2.28 Council may designate any road as a controlled access road, regardless of 

classification for the purpose of protecting said roadway from driveway 

accesses that would be detrimental to the road’s intended purpose or 

function. 

 

SCHEDULE F-1 

AND OPA #43 

7.2.2.29 Schedule F-1 to the Plan designates those elements that consist of rail 

corridors and some rail yards.  The uses permitted on the lands so 

designated are those currently in existence and those uses permitted by 

the zoning by-law. 

 

These elements of the transportation system, while important to broader 

economic goals, have historically resulted in significant land use impacts 

on adjacent uses.  It is a policy of this Plan that, for uses other than those 

permitted by the zoning by-law: 

 

(a) No change to rail uses on, and 

 

(b) No expansions for non-rail uses of 

 

those rail corridors and rail yards designated on Schedule F-1 will be 

made without amendment to this Plan as may be required by s. 7.2.8.4. 

 

 7.2.3 Pedestrian Network Policies 
 

PEDESTRIAN 

MOVEMENT 
7.2.3.1 Council shall require all proposed developments and infrastructure 

undertakings to provide facilities for pedestrian movements wherever 

appropriate by: 

 

(a) Requiring safe, barrier free, convenient and direct walking 

conditions for persons of all ages and abilities; 
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(b) Ensuring that all residents have access to basic community 

amenities and services and public transit facilities without 

dependence on car ownership; and 

 

(c) Providing a walking environment within public rights-of-ways 

that encourages people to walk to work or school, for travel, 

exercise, recreation and social interaction. 

 

PEDESTRIAN 

NETWORK 
7.2.3.2 Council shall make pedestrian movement safer and more convenient by: 

 

(a) Requiring the provision of sidewalks in new developments as 

follows: 

 

(i) On both sides of all Class I and Class II Arterial Roads, 

Class I and Class II Collector Roads and Scenic Drives; 

and 

 

(ii) On at least one side of all Local Roads. 

 

(b) Giving priority to the completion of the pedestrian network in 

areas where there is significant vehicular and pedestrian traffic 

and policy clause (a) her-in has not been met; 

 

(c) Installing signalized pedestrian refuge median islands where 

warranted; 

 

(d) Maintaining the structural integrity of all existing pedestrian 

network and walkway connections in neighbourhoods; 

 

(e) Ensuring the natural surveillance of all existing pedestrian 

walkway connections in neighbourhoods to optimize safety such 

that the amount of unobservable space is minimized; 

 

(f) Requiring street lighting; 

 

(g) Requiring that all new residential subdivisions incorporate traffic 

calming measures consistent with the Traffic Calming Policy; and 

 

(h) Providing special sidewalk treatments at all intersections to make 

visible the location of the pedestrian crossing to drivers and to 

provide a tactile warning to visually impaired pedestrians that 

they are about to cross a roadway. 

 
RECREATIONWAY 7.2.3.3 The Recreationway is designated on Schedule B: Greenway System. 

 
RECREATIONWAY 

DEVELOPMENT 
7.2.3.4 Council shall provide for the development of the Recreationway by:  
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(a) Providing for its construction and maintenance; 

 

(b) Ensuring that the design of the Recreationway complements and 

connects with the Greenway System, other areas of the city and 

neighbouring communities; 

 

(c) Ensuring that new development proposals and infrastructure 

undertakings include extensions and improvements to the 

Recreationway; and 

 

(d) Ensuring that Recreationways are installed concurrently with 

other transportation infrastructure in new developments. 

 

 7.2.4 Cycling Network Policies 
 

CYCLING 7.2.4.1 Council shall require all proposed developments and infrastructure 

undertakings to provide facilities for cycling movement and parking 

wherever appropriate. 

 

BIKEWAY 

DEFINITION 
7.2.4.2 For the purpose of this Plan, the Bikeway is a planned network of on and 

off road cycling facilities. 

 

BIKEWAY 

DEVELOPMENT 
7.2.4.3 Council shall provide for the development of Bikeways by: 

 

(a) Designating Bikeways on Schedule F: Roads & Bikeways; 

 

(b) Implementing, monitoring and updating the cycling master plan; 

 

(c) Providing for the construction and maintenance of both on and 

off-road cycling facilities; 

 

(d) Ensuring that the design of Bikeways compliments and connects 

with the Recreationway and neighbouring communities; 

 

(e) Ensuring that all new development proposals and infrastructure 

undertakings include extensions and improvements to Bikeways; 

and 

 

(f) Ensuring that Bikeways are installed concurrently with other 

transportation infrastructure developments. 

 

CYCLING 

MASTER PLAN 
7.2.4.4 Council shall require the implementation, monitoring and updating of a 

cycling master plan that: 

 

(a) Addresses the engineering, education, enforcement and 
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encouragement of commuter and recreation cycling within 

Windsor; 

 

(b) Provides principles, policies and strategic plans which address 

commuter and recreation cycling needs from a comprehensive 

perspective including the integration with other transportation 

modes and facilities; and 

 

(c) Identifies priorities for new Bikeways and Recreationways. 

 

SAFETY 7.2.4.5 Council shall encourage the separation of cyclists and pedestrians 

wherever possible to avoid potential conflicts. 

 

 7.2.5 Public Transportation Policies 
 

PUBLIC 

TRANSPORTATION 
7.2.5.1 Council shall require all proposed developments and infrastructure 

undertakings to provide facilities for public transportation wherever 

appropriate. 

 

IMPROVE 

PUBLIC 

TRANSPORTATION 

7.2.5.2 Council shall require that the design of development proposals and 

infrastructure undertakings facilitate easy access to public transportation.  

In this regard, Council shall:  

 

(a) Ensure that all new development patterns are supportive of public 

transportation in accordance with the land use and transportation 

policies in this Plan; 

 

(b) Require that the street pattern in new developments allows for the 

extension of public transportation services; 

 

(c) Require that sidewalks and other pedestrian facilities connect 

major traffic generators to public transportation services; 

 

(d) Encourage the provision of benches, lighting, rest areas and 

climate shelters for the safety, comfort and convenience of public 

transportation users; 

 

(e) Support the coordination and integration of local public 

transportation services and facilities with inter-regional, regional 

and international services and facilities; 

 

(f) Ensure that the design of roads accommodate the requirements of 

public transportation; 

 

(g) Encourage transit routes to be within new major employment 

areas; 
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(h) Encourage transit stops to be located within a 400 metre walking 

distance of high density residential development. 

 

REGIONAL 

PUBLIC 

TRANSIT 

SYSTEM 

7.2.5.3 Council encourages the creation of a Regional Public Transit System. 

 

 

 

 

 7.2.6 Road Network Policies 
 

 
ROAD 

CLASSIFICATION 
 

7.2.6.1 The road network within Windsor is classified as follows: 

 

(i)             Provincial Highways; 

 

(ii)             Expressways; 

 

(iii)            Class I Arterial Roads; 

 

(iv)             Class II Arterial Roads; 

 

(v)             Class I Collector Roads; 

 

(vi)             Class II Collector Roads; 

 

(vii) Scenic Drives; and, 

 

(viii) Local Roads. 

 

PROVINCIAL 

HIGHWAYS 
7.2.6.2 Council recognizes Provincial Highways as follows: 

 

(a) Provincial Highways shall be designated on Schedule F: Roads 

and Bikeways and in secondary plans, where appropriate; and 

 

(b) The Ministry of Transportation exercises its mandate adjacent to 

Provincial Highway corridors; as such land abutting Provincial 

Highways are subject to permit control process of the Ministry of 

Transportation. 

 

EXPRESSWAYS 7.2.6.3 Council shall provide for Expressways as follows: 

 

(a) Expressways are designated on Schedule F, as controlled access 

highways and are to be designated in any secondary plan or 

master plan where appropriate. 
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(b) Operational and design characteristics: 

 

(i) Expressways shall be designed on as a Controlled      Access 

Highway and have a minimum right-of-way width of 100 

metres; 

 

(ii) Expressways shall be designed to carry high volumes of traffic; 

 

(iii)On street parking shall not be permitted on Expressways; 

 

(iv) Access to Expressways shall only be facilitated through 

interchanges or partial interchanges; 

 

(v) New interchanges shall only be permitted with Class I Arterial 

Roads and Class II Arterial Roads, Expressways or Provincial 

Highways; 

 

(vi) Direct property access shall not be permitted; and 

 

(vii) Cycling facilities shall not be permitted on Expressways. 

 

CLASS I 
ARTERIAL 

ROADS 

7.2.6.4 Council shall provide for Class I Arterial Roads as follows: 

 

(a) Class I Arterial Roads shall be designated on Schedule ‘F’ and in 

any secondary plan or master plan where appropriate. 

 

(b) Operational and design characteristics: 

 

(i) Class I Arterial Roads shall be designated as Controlled Access 

Highways and shall have a minimum right of way width of 46 

metres; 

 

(ii) Class I Arterial Roads shall be designed to carry high volumes 

of traffic; 

 

(iii)New intersections shall only be permitted with Provincial 

Highways, Expressways, Class I Arterial Roads, Class II 

Arterial Roads or Class I Collector Roads; 

 

(iv) Direct property access shall not be permitted to Class I Arterial 

Roads; 

 

(v) Cycling facilities may be permitted on Class I Arterial Roads; 

and 
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(vi) On Street parking shall not be permitted on Class I Arterial 

Roads. 

 

CLASS II 
ARTERIAL 

ROADS 

7.2.6.5 
 

Council will provide for Class II Arterial Roads as follows: 

 

(a) Class II Arterial Roads shall be designated on Schedule ‘F’ and in 

any secondary plan or master plan where appropriate. 

 

(b) Operational and design characteristics: 

 

(i) Class II Arterial Roads may be designated as Controlled Access 

Highways and shall have a minimum right-of-way of 42 metres; 

 

(ii) Class II Arterial Roads shall be designed to carry high volume 

of traffic; 

 

(iii)New intersections shall not be permitted with Provincial 

Highways; 

 

(iv) New intersections with local roads shall be discouraged; 

 

(v) Cycling facilities may be permitted on Class II Arterial Roads; 

 

(vi) On street parking may be removed to facilitate the installation of 

turn lanes where turn lanes are warranted for capacity or safety 

reasons; and 

 

(vii) Direct property access will be discouraged where other 

alternatives exist.  Where direct property access is required, the 

use of shared driveways and interconnected on-site circulation 

systems with adjacent properties may be required to limit the 

number and spacing of driveways, and where appropriate the 

City may require support studies and additional information to 

demonstrate the need for additional access. 

 

CLASS I 
COLLECTOR 

ROADS 

7.2.6.6 Council will provide for Class I Collector Roads as follows: 

 

(a) Class I Collector Roads shall be designated on Schedule ‘F’ and 

in any secondary plan or master plan where appropriate. 

 

(b) Operational and design characteristics: 

 

(i) Class I Collector Roads shall be designed to carry moderate 

volumes of traffic and shall have a minimum right-of-way width 

of 28 metres; 
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(f) All proponents of new development abutting a rail yard, which 

require a rezoning (exclusive of a zoning by-law consolidation), 

plan of subdivisions, plan of condominium or site plan approval, 

shall incorporate appropriate safety measures such as setbacks, 

berms and security fencing to the satisfaction of the Municipality, 

in consultation with the relevant public agency and the 

appropriate railway company. 

 

SAFETY 

MEASURES 

7.2.8.10 All proposed development adjacent to a railway right-of-way or rail yard 

shall be required to incorporate appropriate safety measures such as 

setbacks, berms and security fencing to the satisfaction of the 

Municipality in consultation with relevant public agencies and the 

appropriate railway company. 

 

CONSULT 

RAILWAYS 

7.2.8.11 All proponents of development within 500 metres of a railway right-of-

way are encouraged to consult with the appropriate railway company 

prior to the finalization of any noise and vibration abatement study or 

development proposal. 

 

 7.2.9 Water Transportation Policies 
 

ECONOMIC 

BENEFITS 
7.2.9.1 Council shall maximize the economic development potential provided by 

the Port of Windsor by promoting the development of Waterfront Port 

and Employment uses, including multi-modal facilities, at appropriate 

locations within Windsor. 

 

SUFFICIENT 

PORT LANDS 
7.2.9.2 Council shall ensure that sufficient Waterfront Port lands are available for 

the Port of Windsor to maintain and expand its operations and protect the 

existing and future port facilities from the incompatible development in 

accordance with the land use policies in this Official Plan. 

 

ACCESS 7.2.9.3 Council shall require that all waterfront land uses and port facilities have 

adequate access to and from the land transportation system. 

 

 7.2.10 Air Transportation Policies 
 

ECONOMIC 

BENEFITS 

7.2.10.1 Council shall maximize the economic development potential provided by 

the Windsor Airport by promoting the development of Commercial and 

Employment uses, including multi-modal facilities in the vicinity of the 

airport. 

 

DEVELOPMENT 

WITHIN THE 

AIRPORT 

OPERATING 

AREA 

7.2.10.2 Council shall protect the Windsor Airport from incompatible 

development.  Accordingly, all proponents of development within the 

Airport Operating Area designated on Schedule ‘C’: Development 

Constraint Areas shall be subject to the following: 
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(a) New sensitive land uses shall not be permitted in areas above 30 

NEP/NEF as set out on maps approved by Transport Canada; 

 

(b) Redevelopment of existing sensitive land uses may only be 

considered above 30 NEF/NEP provided the proponent 

successfully completes a noise study to: 

 

(i) Support the feasibility of the proposal; 

 

(ii) Identify and implement appropriate mitigation measures (refer 

to Procedures chapter); 

 

(c) Redevelopment of existing residential uses and other sensitive 

land use in areas above 30 NEF/NEP may only be considered if it 

has been demonstrated that there will be no negative impacts on 

the long-term function of the airport; 

 

(d) Land uses which may cause a potential aviation safety hazard are 

discouraged; 

 

(e) Other land uses may be permitted within the Airport Operating 

Area provided the proponent completes a noise study to support 

the feasibility of the proposal and, if feasible identify and 

implement appropriate mitigation measures. 

 

NOISE AND 

VIBRATION 

ABATEMENT 

7.2.10.3 Council shall ensure that new development in the vicinity of the Windsor 

Airport includes appropriate noise and vibration abatement measures in 

accordance with established off-airport land use planning practices. 

 

 7.2.11 Detroit Windsor Tunnel Constraint Area Policies 

 

  The following policies apply to lands identified on Schedule ‘C’: 

Development Constraint Areas and Schedule ‘E’: City Centre Planning 

District and should be read in conjunction with Land and Infrastructure 

chapters of this Plan. 

 

GENERAL 

BOUNDARIES 

7.2.11.1 For the purpose of this plan, the Detroit-Windsor Tunnel Development 

Constraint Area is defined as the triangular area of land beginning at the 

portal of the Detroit-Windsor Tunnel and Park Street East, extending 

Northeast to the Detroit River, as shown on Schedule ‘C’: Development 

Constraint Areas and Schedule ‘E’: City Centre Planning District. 

 

INCOMPATIBLE 

DEVELOPMENT 

7.2.11.2 Council shall protect the integrity of the Detroit-Windsor Tunnel from 

damage as a result of incompatible construction and maintenance 

activities in the Detroit-Windsor Tunnel Development Constraints Area. 
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 7.3.2 General Policies 
 

INFRASTRUCTURE 

DEFINITION 
7.3.2.1 For the purpose of this Official Plan, infrastructure include sewerage, 

stormwater management and water works, waste management systems, 

electric power, communications, telecommunications, transit corridors, 

transportation corridors, and oil and gas pipelines and associated 

facilities. 

 

MANAGEMENT 

PLAN 
7.3.2.2 Council may require the preparation, implementation and monitoring of 

an Infrastructure Management Plan for Municipally owned and/or 

operated infrastructure, such as sewerage and stormwater management 

works, as a basis to: 

 

(a) Prioritize strategies for the maintenance and rehabilitation of 

existing infrastructure and the provision of new infrastructure; and 

 

(b) Monitor available capacity for new development. 

 

NEW 

DEVELOPMENT 
7.3.2.3 Council shall require all new developments to have full municipal 

infrastructure available, or agreements in place to provide such 

infrastructure, as a condition of approving a development proposal. 

 

INDIVIDUAL ON-
SITE SEWAGE 

SERVICES 

7.3.2.4 Council shall not permit development on individual on-site sewage 

services beyond existing farm living lots. 

 

 

NEW 

INDIVIDUAL ON-
SITE SEWAGE 

SERVICES 

7.3.2.5 Council shall not permit the installation of individual on-site sewage 

services in new developments. 

 

 

 

MONITOR 

CAPACITY 
7.3.2.6 Council shall monitor the available uncommitted reserve capacity of 

existing Municipally owned and/or operated infrastructure to ensure that 

they can accommodate projected long-term growth. 

 

 7.3.3 Infrastructure Provision Policies 
 

INFILLING 

GIVEN 

PRIORITY 

7.3.3.1 Council shall encourage the development of existing serviced, 

underutilized or undeveloped lands within Windsor prior to the extension 

of municipally owned and/or operated infrastructure to vacant areas 

within Windsor. 

 

EVALUATING A 

PROPOSED 

EXTENSION 

7.3.3.2 Council shall only approve the extension of municipally owned and/or 

operated infrastructure within Windsor when the following factors have 

been addressed: 
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(a) The need for the extension of infrastructure has been clearly 

demonstrated through a comprehensive analysis and public 

consultation process completed in accordance with relevant 

provincial legislation; 

 

(b) The resulting extension provides infrastructure to areas which are 

currently designated and planned for development in accordance 

with the Land Use chapter of this Plan and secondary plans, 

where appropriate; 

 

(c) The extension of infrastructure provides for a logical phasing of 

development. 

 

ADJACENT 

MUNICIPALITIES 
7.3.3.3 Council shall consider the provision of municipal infrastructure to 

adjacent municipalities and/or County of Essex in accordance with 

section 10.5 of this Plan. 

 

NATURAL & 

RECREATION 

OPPORTUNITIES 

7.3.3.4 Council shall promote the integration of the natural environment, the 

Greenway System, Bikeways and Recreationways with physical service 

corridors where appropriate.  New corridors will not be promoted within 

natural environment areas. 

 

MINIMIZE 

NEGATIVE 

EFFECTS 

7.3.3.5 Council shall require that the provision, expansion or modification of 

infrastructure minimize negative effects on existing neighbourhoods, 

adjacent land uses and the natural environment. 

 

CONSOLIDATE 

INFRASTRUCTURE 
7.3.3.6 Council shall require the consolidation of infrastructure within rights-of-

ways. 

 

INTEGRATE 

WITH 

DEVELOPMENT 

PATTERN 

7.3.3.7 Council shall encourage the coordinated planning of future physical 

service routes, easements and corridors in cooperation with other physical 

service providers to ensure their integration within the established or 

anticipated pattern of development. 

 
INFRASTRUCTURE 

PLANS 
7.3.3.8 Council shall require an infrastructure plan or other suitable study 

completed in accordance with relevant provincial legislation prior to the 

approval of a development proposal that determines: 

 

(a) The routing, sizing, cost sharing and timing of infrastructure; 

 

(b) How any negative impacts on existing infrastructure, the 

environment and the surrounding area will be addressed; and 

 

(c) Other issues as appropriate (see Part V: Implementation). 

 

INTERIM 

INFRASTRUCTURE 
7.3.3.9 Council may allow interim servicing solutions prior to the provision of 
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full municipal infrastructure in order for a development to proceed, but 

shall ensure that: 

 

(a) Such interim infrastructure solutions will not create adverse 

capacity problems elsewhere in the system or prejudice the 

Municipality’s achievement of an infrastructure solution for the 

surrounding area; and 

 

(b) Any interim infrastructure solution will not create any adverse 

effects on public health, safety or the environment. 

 

INTERIM 

INFRASTRUCTURE 

AGREEMENT 

7.3.3.10 As a condition of approval of interim infrastructure, Council shall require 

an agreement which addresses issues such as the installation and 

termination of the interim infrastructure, and the installation of permanent 

infrastructure. 

 

 7.3.4 Sewerage and Stormwater Management Works Policies 
 

COMBINED 

SEWER 

SEPARATION 

7.3.4.1 Council shall provide for the continued phasing-in of the separation of 

combined sewers based on the direction in the Infrastructure 

Management Plan. 

 

DETERMINING 

NEEDS 
7.3.4.2 Council shall provide for the rehabilitation of the existing sewerage 

system with priority given to those areas identified in an Infrastructure 

Management Plan where: 

 

(a) The existing sewer is in a state of physical collapse posing a 

hazard to personal property, health, safety and/or the 

environment; 

 

(b) The existing sewer is in danger of imminent collapse and where 

other immediate physical service or road construction is required 

within the same right-of-way; and 

 

(c) The rehabilitation of the sewer is required to prevent backup of 

domestic sewage from existing overtaxed sewers or where 

required to reduce demands on the pollution control plants. 

 

IMPLEMENT 

MEASURES 
7.3.4.3 Council shall provide for the implementation of preventative measures 

that reduce demands on the sewerage system by: 

 

(a) Promoting the disconnection of roof drainage systems, weeping 

tiles, where appropriate, and other sources of inflow or infiltration 

into the sewerage system; 

 

(b) Requiring that new development be constructed with devices to 
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assist in the prevention of potential surcharging and basement 

flooding; 

 

(c) Separating road drainage from combined systems and directing 

road drainage to new storm sewers or storm relief sewers; and 

 

(d) Other measures as may be appropriate. 

 

POLLUTION 

CONTROL 

PLANTS 

7.3.4.4 Council shall protect pollution control plants from incompatible 

development in accordance with the Environment chapter of this Plan. 

 

 

STORMWATER 

MANAGEMENT 

FOR 

DEVELOPED 

AREAS 

7.3.4.5 The Municipality may develop stormwater management plans for 

developed areas of Windsor to control and improve the quality and 

quantity of runoff. 

 

 

 

STORMWATER 

MANAGEMENT 

FOR PROPOSED 

DEVELOPMENT 

7.3.4.6 Council, in consultation with appropriate public agencies may require a 

proponent of development to submit studies of stormwater runoff and its 

impact on the water quality and quantity of receiving watercourse based 

on the Ministry of Environment’s current provincial guideline manual for 

stormwater management design. 

 

DEVELOPMENT 

PROPOSALS 
7.3.4.7 Council shall require proponents of development that require stormwater 

management systems to: 

 

(a) Use stormwater management measures to manage the storage and 

controlled flow of water to receiving watercourses; 

 

(b) Use stormwater management measures which prevent siltation 

and erosion and do not negatively impact the water quality of 

receiving watercourses; 

 

(c) Consider, where appropriate, enhancing the vegetation, wildlife 

habitats and corridors in and along the stormwater management 

system and the receiving watercourse; and 

 

(d) Consider, where appropriate, providing public access to and along 

the stormwater management system and receiving watercourses 

for recreation. 

 

BEST 

AVAILABLE 

METHODS 

7.3.4.8 Council, in consultation with appropriate public agencies shall require 

proponents of development to employ the best available methods in the 

planning, construction and eventual use of storm water management 

systems. 
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be permitted in all land use designations without amendment to this Plan, 

provided the planning of all such facilities area approved under, and 

satisfy the provisions of relevant federal and provincial legislation and 

Industry Canada’s procedures. 

 

CONSULTATION 7.3.6.5 Utility providers, including electric power supply companies, 

communication companies, and telecommunication companies shall be 

encouraged to consult with the Municipality and the affected residents 

during the planning of new facilities, where applicable. 

 

MAJOR WATER 

USERS 
7.3.6.6 Council shall encourage uses requiring large volumes of water to:  

 

(a) Locate in areas of Windsor where there is sufficient capacity in 

the water distribution network to accommodate such uses; and 

 

(b) Utilize water recycling procedures to reduce the demand for 

water, and lower the volume of waste water discharge and to 

reduce the impact of effluents on receiving watercourses. 
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   (i) the interconnected landscape features, such as the 

Ganatchio Trail, waterfront parks, Riverside Drive 

and bikeways; 

 
   (ii) the distinctive neighbourhoods and vibrant 

commercial areas such as Walkerville, Sandwich, 

Erie Street, Ottawa Street and City Centre;  and 

 
   (iii) the natural areas within Windsor, such as Ojibway 

Park, Devonwood Conservation Area and the Herb 

Gray Nature Reserve. 

 
SCHEDULE G: 
CIVIC IMAGE 

8.2.2.2 The following civic image  designations shall appear on Schedule 

G: Civic Image: 

 
  (a) Heritage Area; 

 
  (b) Heritage Conservation District; 

 
  (c) Gateway; 

 
  (d) Mainstreets (refer to section 8.11); 

 
  (e) Civic Way (refer to section 8.11); and 

 
  (f) Future Community Nodes. 

 
HERITAGE  

AREAS AND 

HERITAGE 

CONSERVATION 

DISTRICTS 
 

8.2.2.3 Council will ensure that a proposed development or infrastructure 

undertaking maintains, reinforces and enhances the character of 

Heritage Areas and Heritage Conservation Districts in accordance 

with the Heritage Conservation chapter of this Plan. 

 
HERITAGE  

AREAS 
8.2.2.4 Council will ensure that a proposed development or infrastructure 

undertaking maintains, reinforces and enhances the character of a 

Heritage Area in accordance with the Heritage Conservation 

chapter of this Plan. 

 
GATEWAYS  8.2.2.5 Council will promote gateways at the major entry points into 

Windsor identified on Schedule G: Civic Image and at other  

strategic locations within Windsor as appropriate.  Such gateways 

will be designed to: 

 
  (a) provide a sense of welcome and arrival; 
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  (b) assist in orientation;  

 
  (c) create a memorable image; and 

 
  (d) contribute to the social, cultural, historic or thematic 

character of the area being defined. 

 
  

 
 

URBAN DESIGN 

STUDIES 
8.2.2.6 Council may require an urban design study as a part of a 

development approval in accordance with section 10.2 of this 

Plan. 

 
DEVELOPMENT 

OR 

INFRASTRUCTURE 

EVALUATION 

8.2.2.7 Council will ensure that a proposed development or infrastructure 

undertaking enhances the image of Windsor, its districts and/or its 

neighbourhoods by complementing and contributing to: 

 
  (a) the activity and character of the area; 

(Deleted by OPA #66–11/05/07-B/L209-2007) 
  (a) the activity of the area together with the character, scale, 

appearance and design features of existing buildings 

(Added by OPA #66–11/05/07-B/L209-2007) 

 
  (b) the landmarks in the area; 

 
  (c) the consistency and continuity of the area with its 

surroundings; 

 
  (d) the edges of the area; and 

 
  (e) linkages within, to and from the area. 

 
  (f) sustainable design and maintenance . 

(Added by OPA #66–11/05/07-B/L209-2007) 
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8.3  Design For People 
 

8.3.1  Objectives 
 
COMFORT 8.3.1.1 To achieve maximum user comfort in the design of new 

development.  

 
PEDESTRIAN 

SCALE 
8.3.1.2 To foster development that provides a pedestrian scale. 

 
SENSE OF 

PLACE 
8.3.1.3 To foster a sense of place within Windsor and its neighbourhoods. 

 

8.3.2  Policies 
 
INTERPERSONAL 

COMMUNICATION 

& OBSERVATION 
 

8.3.2.1 Council will encourage buildings and spaces to be designed to 

accommodate interpersonal communication and observation. 

PEDESTRIAN 

SCALE 
8.3.2.2 Council will encourage buildings and spaces that establish a 

pedestrian scale by promoting: 

 
  (a) the placement of continuous horizontal features on the first 

two storeys adjacent to the road; 

 
  (b) the repetition of landscaping elements, such as trees, shrubs 

or paving modules;  and 

 
  (c) the use of familiar sized architectural elements such as 

doorways and windows. 

 
REST AREAS 8.3.2.3 Council will support the provision of furniture, stairs, walls, and 

benches in public spaces that provide comfortable rest areas for 

pedestrians. 
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  (b) providing a limited number of access routes while 

allowing users some flexibility in movement;  and 

 
  (c) ensuring that access opportunities enhance and 

complement observation. 

 
CIVIC 

RESPONSIBILITY 
8.12.2.3 Council will promote designs which provide a sense of public 

ownership and civic responsibility  by:  

 
  (a) reinforcing existing natural surveillance and access control 

strategies with additional symbolic or social cues such as 

signs or barriers; 

 
  (b) minimizing the creation of ambiguous spaces;  

 
  (c) allowing for the continued use of the space in keeping 

with its intended purpose; and 

 
  (d) ensuring that the lighting of the area is appropriate for its 

intended use. 

 
EMERGENCY 

ACCESS 
8.12.2.4 Council shall promote the design of circulation systems which 

ensure prompt access to adjacent buildings and properties for 

effective emergency services. 
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8.13  Lighting 
 

8.13.1  Objectives 
 
VISIBILITY & 

SAFETY 
8.13.1.1 To ensure that lighting improves visibility and safety. 

 
PROMINENT 

BUILDINGS & 

SPACES 

8.13.1.2 To enhance prominent buildings and spaces through the use of 

lighting. 

 
MINIMIZE 

INTRUSION 
8.13.1.3 To minimize intrusive lighting. 

 

8.13.2  Policies 

 
TRANSPORTATION 

SYSTEM 
8.13.2.1 Council will promote lighting that improves safe movement along 

the transportation system.  

 
PUBLIC SAFETY 8.13.2.2 Council will promote adequate lighting in areas where public 

safety is of concern and would be appropriate. 

 
ORIENTATION 8.13.2.3 Council shall promote the use of lighting to accent steps, turns,  

ramps, transit stops and other features frequently encountered in 

the urban environment. 

 
CIVIC IMAGE 8.13.2.4 Council will promote the lighting of prominent buildings, 

monuments and features to accentuate civic and architectural 

design. 

 
COMPLEMENT 

NEIGHBOURHOOD 
8.13.2.5 Council will promote the use of lighting which complements and 

enhances the established character of an area or neighbourhood. 

 
COMPATIBLE 8.13.2.6 Council will promote the use of lighting which is compatible in 

scale and intensity to the proposed activity, and tailored to the 

size, type and character of a development or space, where 

appropriate. 

 
INTRUSIVE 

LIGHTING  
8.13.2.7 Council will encourage the use of lighting that avoids intrusive 

lighting onto adjacent properties. 
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9.3 Policies 
 

9.3.1 General 
 

CULTURAL 
HERITAGE 
RESOURCES 
DEFINITION 

9.3.1.1 For the purpose of this Plan, heritage resources include built heritage 
resources and cultural heritage landscapes that Council has identified as 
being important to the community. 

 

BUILT 
HERITAGE 
RESOURCES 
DEFINITION 

9.3.1.2 Built heritage resources include buildings, structures, monuments, 
installations or remains associated with architectural, social, political, 
economic or military history. 

 

CULTURAL 
HERITAGE 
LANDSCAPE 
DEFINITION 

9.3.1.3 Cultural heritage landscapes are defined geographical areas of heritage 
significance, which have been modified by human activities such as 
archaeological sites, heritage conservation districts, parks/gardens, golf 
courses, neighbourhoods, cemeteries, trail ways, streets, street patterns 
and industrial complexes of cultural heritage value. 

 

HERITAGE 
AREA 
DEFINITION 

9.3.1.4 For the purpose of this Plan, a Heritage Area is an area or neighbourhood 
where there are collections of important heritage resources. 

 
 
9.3.2 Identification of Heritage Resources 

 
9.3.2.1 Council will identify Windsor’s heritage resources by: 

 

ARCHAEOLOGICAL 
MASTER PLAN 

(a) Maintaining and updating the inventory of registered 
archaeological sites or lands of archaeological potential, as 
identified in the Windsor Archaeological Master Plan and 
Schedule ‘C-1’: Development Constraint Areas – Archaeological 
Potential; (added by OPA 55 – 07/24/2006) 

 

AREA STUDIES (b) Researching and documenting the history, and architectural and 
contextual merit of potential heritage resources on an area or 
neighbourhood basis in conjunction with Heritage Conservation 
District studies, secondary plans or other special studies as may 
be appropriate; 

 

INDIVIDUAL 
SITES 

(c) Researching and documenting the history, and architectural and 
contextual merit of potential heritage resources on an individual 
property basis; 

 

PUBLIC 
ASSISTANCE 

(d) Encouraging and supporting individuals and groups in 
recommending potential heritage resources. 
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 11.6.3 Zoning By-law Amendment Policies 

 
AMENDMENTS 

MUST 

CONFORM 

11.6.3.1 All amendments to the Zoning By-law(s) shall conform with this Plan.  

The Municipality will, on each occasion of approval of a change to the 

zoning by-law(s), specify that conformity with the Official Plan is 

maintained or that the change will be in conformity upon the coming into 

effect of an amendment to the Official Plan. 

 

REVIEW 

PROCEDURE 

11.6.3.2 All applications for Zoning By-law amendments shall be processed in 

accordance with the provisions of the Planning Act, and regulations 

pursuant thereto, and the procedural requirements of this Plan.  In 

general, after an applicant’s pre-application consultation meeting with 

municipal staff and submission of an application that is determined to be 

complete, all applications shall:  Added by OPA 65 – 10/22/2007– By-law 192-2007 

 

(a) Be circulated to appropriate agencies and those agencies be 

provided with sufficient time to respond;  Added by OPA 65 – 10/22/2007– 

By-law 192-2007 
 

(b) Be advertised and be presented to the public and the views of the 

public ascertained at a public meeting to be held in accordance 

with the Planning Act; and Added by OPA 65 – 10/22/2007– By-law 192-2007 

 

(c) Be given due and thorough consideration by Council.  Added by OPA 

65 – 10/22/2007– By-law 192-2007 
 

EVALUATION 

CRITERIA 

11.6.3.3 When considering applications for Zoning By-law amendments, Council 

shall consider the policies of this Plan and will, without limiting the 

generality of the foregoing, consider such matters as the following: 

 

(a) The relevant evaluation criteria contained in the Land Use 

Chapter of this Plan, Volume II: Secondary Plans & Special 

Policy Areas and other relevant standards and guidelines; 

 

(b) Relevant support studies; 

 

(c) The comments and recommendations from municipal staff and 

circularized agencies; 

 

(d) Relevant provincial legislation, policies and appropriate 

guidelines; and 

 

(e) The ramifications of the decision on the use of adjacent or similar 

lands. 

 

 11.6.4 Bonusing Policies 
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Appendix C 

CORPORATION OF THE CITY OF WINDSOR 
Planning Justification Report 
Official Plan and Zoning By-law Amendment 
Surplus Airport Lands, City of Windsor 
August 2023 – 23-5796 

C City of Windsor Zoning By-law 

  



Zoning By-law 8600 Section 19 – Manufacturing Districts 2 (MD2.) Page 19.2 

City of Windsor This by-law shall be read in its entirety  Page 19.2 

19.2 MANUFACTURING DISTRICT 2.2 (MD2.2) 

19.2.1 PERMITTED USES 

Industrial Use 

Ambulance Service 

Building Materials Recycling Store 

Food Catering Service 

Micro-Brewery 

Motor Vehicle Salvage Operation 

Salvage Operation 

Self-Storage Facility 

Towing Facility 

Any use accessory to the preceding uses, including a Caretaker's Residence. 

19.2.5 PROVISIONS 

.5 Front Yard Depth – minimum  6.0 m 

.7 Side Yard Width – minimum 

a) From a side lot line that abuts a lot on which a 

dwelling or dwelling unit is located  6.0 m 

b) From an exterior lot line  3.0 m 

.8 Landscaped Open Space Yard – minimum  15% of lot area 
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Appendix D 

CORPORATION OF THE CITY OF WINDSOR 
Planning Justification Report 
Official Plan and Zoning By-law Amendment 
Surplus Airport Lands, City of Windsor 
August 2023 – 23-5796 

D Windsor International Airport Master Plan 
(2010)
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Appendix E 

CORPORATION OF THE CITY OF WINDSOR 
Planning Justification Report 
Official Plan and Zoning By-law Amendment 
Surplus Airport Lands, City of Windsor 
August 2023 – 23-5796 

E Windsor Airport Zoning Regulations
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CHAPTER 123 CHAPITRE 123

AERONAUTICS ACT LOI SUR L’AÉRONAUTIQUE

Windsor Airport Zoning Regulations Règlement de zonage de l’aéroport de Windsor

Regulations Respecting Zoning at Windsor
Airport

Règlement de zonage concernant l’aéroport
de Windsor

Short Title Titre abrégé
1 These Regulations may be cited as the Windsor Air-
port Zoning Regulations.

1 Le présent règlement peut être cité sous le titre : Rè-
glement de zonage de l’aéroport de Windsor.

Interpretation Interprétation
2 In these Regulations,

airport means Windsor Airport, Windsor, in the
Province of Ontario; (aéroport)

airport reference point means the point described in
Part I of the schedule; (point de repère de l’aéroport)

approach surface means an imaginary inclined plane
the lower end of which is a horizontal line at right angles
to the centre line of a strip and passing through a point at
the strip end on the centre line of the strip; (surface
d’approche)

horizontal surface means an imaginary horizontal plane
centering on and located 150 feet above the assigned ele-
vation of the airport reference point; (surface horizon-
tale)

Minister means the Minister of Transport; (ministre)

strip means a rectangular portion of the landing area of
the airport, 1,000 feet in width, including the runway es-
pecially prepared for the take-off and landing of aircraft
in a particular direction; (bande)

transitional surface means an imaginary inclined plane
extending upward and outward from the outer lateral
limits of a strip and its approach surface to an intersec-
tion with the horizontal surface or other transitional sur-
faces. (surface de transition)

2 Dans le présent règlement,

aéroport désigne l’aéroport de Windsor, dans la province
d’Ontario; (airport)

bande désigne une partie rectangulaire de l’aire d’atter-
rissage de l’aéroport, de 1 000 pieds de largeur, piste
comprise, spécialement aménagée pour le décollage et
l’atterrissage des aéronefs dans une direction détermi-
née; (strip)

ministre désigne le ministre des Transports; (Minister)

point de repère de l’aéroport signifie le point décrit à la
partie I de l’annexe; (airport reference point)

surface d’approche désigne un plan incliné imaginaire
dont l’extrémité inférieure est une ligne horizontale per-
pendiculaire à l’axe de la bande et passant par un point
situé à l’extrémité de la bande sur l’axe de cette bande;
(approach surface)

surface de transition désigne un plan incliné imaginaire
s’étendant vers le haut et vers l’extérieur à partir des li-
mites latérales extérieures de la bande et de sa surface
d’approche, jusqu’à intersection avec la surface horizon-
tale ou d’autres surfaces de transition; (transitional sur-
face)

surface horizontale désigne un plan horizontal imagi-
naire centré sur le point de repère de l’aéroport et situé à
150 pieds au-dessus de l’altitude assignée de ce point de
repère. (horizontal surface)
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3 For the purposes of these Regulations, the airport ref-
erence point is deemed to be 606 feet above sea level.

3 Aux fins du présent règlement, le point de repère de
l’aéroport est réputé être à 606 pieds au-dessus du niveau
de la mer.

Application Application
4 These Regulations apply to all lands, including public
road allowances, adjacent to or in the vicinity of the air-
port, as more particularly described in Part II of the
schedule.

4 Le présent règlement s’applique à tous les terrains
contigus à l’aéroport ou situés dans son voisinage, y com-
pris les emprises de voies publiques, définis plus en dé-
tail à la partie II de l’annexe.

General Dispositions générales
5 No person shall erect or construct, on any land to
which these Regulations apply, any building, structure or
object or any addition to any existing building, structure
or object, the highest point of which will exceed in eleva-
tion at the location of the highest point any of the sur-
faces hereinafter set out that project immediately over
and above the surface of the land at that location, name-
ly,

(a) a horizontal surface, the outer limits of which may
be described as follows:

COMMENCING at the Southerly angle of Lot 107, as
shown on a plan of subdivision registered in the Reg-
istry Office for the Registry Division of the County of
Essex as Plan No. 1489, the said angle being the inter-
section of the Westerly limit of Howard Avenue (as
widened) with the Eastern limit of Dougall Avenue;
THENCE, Northerly along the said Eastern limit of
Dougall Avenue to the Northwesterly angle of Lot 40
as shown on the said Plan 1489; THENCE, Northerly
in a straight line across the allowance for road be-
tween Concessions 3 and 4, in the Township of Sand-
wich West, to the Southwesterly angle of Lot 257 as
shown on a plan of subdivision registered as
Plan 1124; THENCE, Northerly along the said Eastern
limit of Dougall Avenue to the intersection thereof
with the Southern limit of the allowance for road be-
tween Concessions 2 and 3, in the said Township;
THENCE, Easterly along the said Southern limit of the
said allowance for road to the intersection thereof with
the Eastern limit of the allowance for road between
the Townships of Sandwich West and Sandwich East
(now known as Howard Avenue); THENCE, Northerly
in a straight line across the said allowance for road be-
tween Concessions 2 and 3 to the intersection of the
Northern limit of the said road with the Eastern limit
of Howard Avenue; THENCE, Northerly along the
Eastern limit of Howard Avenue to the intersection
thereof with the Southern limit of Stanley Street as
shown on a plan of subdivision registered as
Plan 1354; THENCE, Easterly along the Southern limit

5 Nul ne peut ériger ni construire, sur un terrain auquel
s’applique le présent règlement, un bâtiment, ouvrage ou
objet, ni un rajout à un bâtiment, ouvrage ou objet exis-
tant, dont le point le plus élevé dépasserait en hauteur à
l’endroit où se trouverait ledit point, le niveau de l’une
des surfaces définies ci-après qui surplombent immédia-
tement la surface du terrain à cet endroit à savoir :

a) une surface horizontale dont les limites extérieures
peuvent être définies de la manière suivante :

COMMENÇANT à l’angle sud du lot 107, comme l’in-
dique un plan de subdivision portant le no 1489 enre-
gistré au Bureau des registres de la Division d’enregis-
trement du comté d’Essex, ledit angle étant
l’intersection de la limite ouest de l’avenue Howard
(selon sa largeur actuelle) avec la limite est de l’avenue
Dougall; DE LÀ, en direction du nord le long de ladite
limite est de l’avenue Dougall jusqu’à l’angle nord-
ouest du lot 40, comme l’indique ledit plan no 1489; DE
LÀ, en direction nord sur une ligne droite coupant la
réserve de chemin entre les concessions 3 et 4, dans le
township de Sandwich-Ouest, jusqu’à l’angle sud-
ouest du lot 257, comme il est indiqué sur le plan de
subdivision enregistré portant le no 1124; DE LÀ, en
direction nord le long de ladite limite est de l’avenue
Dougall jusqu’à son intersection avec la limite sud de
la réserve de chemin entre les concessions 2 et 3, dans
ledit township; DE LÀ, en direction est le long de la-
dite limite sud de ladite réserve de chemin jusqu’à son
intersection avec la limite est de la réserve de chemin
entre les townships de Sandwich-Ouest et de Sand-
wich-Est (maintenant désignée avenue Howard); DE
LÀ, en direction nord en traversant en ligne droite la-
dite réserve de chemin entre les concessions 2 et 3 jus-
qu’à l’intersection de la limite nord dudit chemin avec
la limite est de l’avenue Howard; DE LÀ, en direction
nord le long de la limite est de l’avenue Howard jus-
qu’à son intersection avec la limite sud de la rue Stan-
ley, comme il est indiqué sur le plan de subdivision en-
registré portant le no 1354; DE LÀ, en direction est le
long de la limite sud de la rue Stanley et le long de son
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of Stanley Street and along its production Easterly to
the intersection thereof with the Western boundary of
Block “F” as shown on a plan of subdivision registered
as Plan 423; THENCE, Northerly along the said West-
ern boundary of Block “F” to the intersection thereof
with the Northern limit of the right-of-way lands of
the Canadian Pacific Railway; THENCE, Easterly
along the Northern limit of the said right-of-way lands
of the said Railway to the intersection thereof with the
production Southerly of the Eastern limit of Gladstone
Avenue as shown on a plan of subdivision registered
as Plan 1220; THENCE, Northerly along the said pro-
duction Southerly of the Eastern limit of Gladstone
Avenue and along the said limit of Gladstone Avenue
to the intersection thereof with the Southern limit of
Ypres Avenue as shown on the said Plan 1220;
THENCE, Easterly along the Southern limit of Ypres
Avenue to the intersection thereof with the Eastern
limit of Walker Road; THENCE, Northerly along the
Eastern limit of Walker Road to the intersection there-
of with the Southern limit of the allowance for road
between Concessions 1 and 2, in the Township of
Sandwich East (now known as Tecumseh Road);
THENCE, Easterly along the Southern limit of the said
road allowance to the intersection thereof with the
Eastern limit of Lauzon Road; THENCE, Easterly
along the Southern limit of the said road allowance to
the Northeasterly angle of Lot 139, in Concession 2,
McNiff’s Survey; THENCE, Southerly along the East-
ern boundary of Lot 139 to the Southeasterly angle of
the said Lot; THENCE, Southerly in a straight line
across the allowance for road between Concessions 2
and 3 (now known as E. C. Row Avenue) to the North-
easterly angle of Lot 139, in Concession 3, McNiff’s
Survey; THENCE, Southerly along the Eastern bound-
ary of the last said Lot to the intersection thereof with
the Southern limit of the right-of-way lands of the
Canadian Pacific Railway; THENCE, Westerly along
the said limit to the intersection thereof with the East-
ern limit of Lauzon Road; THENCE, Southerly along
the Eastern limit of Lauzon Road and the production
Southerly thereof to a point in the Southern limit of
the allowance for road between the Townships of
Sandwich East and Sandwich South; THENCE, West-
erly along the said Southern limit to the intersection
thereof with the Western limit of the allowance for
road between Concessions 9 and 10, in the Township
of Sandwich South; THENCE, Southerly along the said
Western limit of the said allowance for road to the
Southeasterly angle of the East half of Lot 15, in Con-
cession 9; THENCE, Westerly along the Southern
boundary of the East half of said Lot 15 to the inter-
section thereof with the Eastern limit of Beaconsfield
Road, as shown on the plans of subdivision registered
as Plan Numbers 1332 and 1366; THENCE, Southerly
along the said Eastern limit of Beaconsfield Road, as

prolongement est jusqu’à son intersection avec la li-
mite ouest du bloc « F », comme il est indiqué sur le
plan de subdivision enregistré portant le no 423; DE
LÀ, en direction nord le long de ladite limite ouest du
bloc « F » jusqu’à son intersection avec la limite nord
des terres d’enceinte du Canadien Pacifique; DE LÀ,
en direction est le long de la limite nord desdites
terres d’enceinte dudit Canadien Pacifique jusqu’à son
intersection avec le prolongement vers le sud de la li-
mite est de l’avenue Gladstone, comme il est indiqué
sur le plan de subdivision enregistré portant le
no 1220; DE LÀ, en direction nord le long dudit pro-
longement vers le sud de la limite est de l’avenue
Gladstone et le long de ladite limite de l’avenue Glad-
stone jusqu’à son intersection avec la limite sud de
l’avenue Ypres, comme il est indiqué sur ledit plan
no 1220; DE LÀ, en direction est le long de la limite
sud de l’avenue Ypres jusqu’à son intersection avec la
limite est du chemin Walker; DE LÀ, en direction nord
le long de la limite est du chemin Walker jusqu’à son
intersection avec la limite sud de la réserve de chemin
entre les concessions 1 et 2, dans le township de Sand-
wich-Est, (maintenant désignée chemin Tecumseh);
DE LÀ, en direction est le long de la limite sud de la-
dite réserve de chemin jusqu’à son intersection avec la
limite est du chemin Lauzon; DE LÀ, en direction est
le long de la limite sud de ladite réserve de chemin jus-
qu’à l’angle nord-est du lot 139, dans la concession 2,
arpentage de McNiff; DE LÀ, en direction sud le long
de la limite est du lot 139 jusqu’à l’angle sud-est dudit
lot; DE LÀ, en direction sud sur une ligne droite en
traversant la réserve de chemin entre les concessions 2
et 3 (maintenant désignée avenue E. C. Row) jusqu’à
l’angle nord-est du lot 139, dans la concession 3, ar-
pentage de McNiff; DE LÀ, en direction sud le long de
la limite est de ce dernier lot jusqu’à son intersection
avec la limite sud des terres de l’emprise du chemin de
fer du Canadien Pacifique; DE LÀ, en direction ouest
le long de ladite limite jusqu’à son intersection avec la
limite est du chemin Lauzon; DE LÀ, en direction sud
le long de la limite est du chemin Lauzon et de son
prolongement sud jusqu’à un point situé dans la limite
sud de la réserve de chemin entre les townships de
Sandwich-Est et de Sandwich-Sud; DE LÀ, en direc-
tion ouest le long de ladite limite sud jusqu’à son in-
tersection avec la limite ouest de la réserve de chemin
entre les concessions 9 et 10, dans le township de
Sandwich-Sud; DE LÀ, en direction sud le long de la-
dite limite ouest de ladite réserve de chemin jusqu’à
l’angle sud-est de la moitié est du lot 15, dans la
concession 9; DE LÀ, en direction ouest le long de la
limite sud de la moitié est dudit lot 15 jusqu’à son in-
tersection avec la limite est du chemin Beaconsfield,
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shown on the said plans to the intersection thereof
with the Southern boundary of said Plan Num-
ber 1366; THENCE, Westerly along the Southern
boundary of the said Plan 1366 to the intersection
thereof with the half lot line between the East and
West halves of Lot 14, in Concession 9; THENCE,
Southerly along the half lot line between the East and
West halves of Lot 14 to the intersection thereof with
the Southern boundary of the West half of said Lot 14;
THENCE, Westerly along the said Southern boundary
of the West half of Lot 14 to the Southwesterly angle of
the said Lot; THENCE, Westerly across the allowance
for road between Concessions 8 and 9 to the South-
easterly angle of Lot 14, in Concession 8; THENCE,
Southerly along the Eastern boundary of Lot 13, in
Concession 8 to the Southeastern angle of the said Lot;
THENCE, Westerly along the Southern boundary of
Lot 13, in Concession 8 to the Southwesterly angle of
the East half of the said Lot; THENCE, Southerly
along the half lot line between the East and West
halves of Lot 12, in Concession 8 to the Southeasterly
angle of the West half of said Lot 12; THENCE, West-
erly along the Southern boundary of the West half of
said Lot 12 to the Southwesterly angle of the said Lot;
THENCE, Southerly along the Western boundary of
Lot 11, in Concession 8 to the Southwesterly angle of
the said Lot 11, the said angle being the intersection of
the Eastern limit of the allowance for road between
Concessions 7 and 8 with the Northern limit of the al-
lowance for road (known as the North Talbot Road);
THENCE, Southerly along the production Southerly of
the said Western boundary of Lot 11, in Concession 8
to the intersection thereof with the Southern limit of
the North Talbot Road, the said limit being the North-
ern boundary of Lot 302, in the Concession North side
of Talbot Road; THENCE, Westerly along the said
Southern limit of North Talbot Road to the intersec-
tion thereof with the Eastern limit of the allowance for
road between the Townships of Sandwich West and
Sandwich South (now known as Howard Avenue);
THENCE, Northerly in a straight line across North
Talbot Road to the Southwesterly angle of Lot 299 as
shown on a plan of subdivision registered as Plan
No. 1330; THENCE, Northwesterly in a straight line to
the point of commencement,

(b) the approach surface abutting each end of the
strips designated as 2-20 and 12-30 and extending out-
ward therefrom, the dimensions of which are five hun-
dred (500) feet on each side of the centre line of the
strip at the strip ends and one thousand two hundred
and fifty (1,250) feet on each side of the projected cen-
tre line of the strip at the outer ends, the said outer
ends being two hundred (200) feet above the eleva-
tions at the strip ends and ten thousand (10,000) feet
measured horizontally therefrom; and the approach

comme il est indiqué sur les plans de subdivision enre-
gistrés portant les nos 1332 et 1366; DE LÀ, en direc-
tion sud le long de ladite limite est du chemin Bea-
consfield, comme il est indiqué sur lesdits plans,
jusqu’à son intersection avec la limite sud dudit plan
no 1366; DE LÀ, en direction ouest le long de la limite
sud dudit plan no 1366 jusqu’à son intersection avec la
ligne de demi-lot entre les moitiés est et ouest du
lot 14 dans la concession 9; DE LÀ, en direction sud le
long de la ligne de demi-lot entre les moitiés est et
ouest du lot 14 jusqu’à son intersection avec la limite
sud de la moitié ouest dudit lot 14; DE LÀ, en direc-
tion ouest le long de ladite limite sud de la moitié
ouest du lot 14 jusqu’à l’angle sud-ouest dudit lot; DE
LÀ, en direction ouest en traversant la réserve de che-
min entre les concessions 8 et 9 jusqu’à l’angle sud-est
du lot 14, dans la concession 8; DE LÀ, en direction
sud le long de la limite est du lot 13, dans la conces-
sion 8, jusqu’à l’angle sud-est dudit lot; DE LÀ, en di-
rection ouest le long de la limite sud du lot 13, dans la
concession 8 jusqu’à l’angle sud-ouest de la moitié est
dudit lot; DE LÀ, en direction sud le long de la ligne de
demi-lot entre les moitiés est et ouest du lot 12, dans
la concession 8, jusqu’à l’angle sud-est de la moitié
ouest dudit lot 12; DE LÀ, en direction ouest le long de
la limite sud de la moitié ouest dudit lot 12 jusqu’à
l’angle sud-ouest dudit lot; DE LÀ, en direction sud le
long de la limite ouest du lot 11, dans la concession 8,
jusqu’à l’angle sud-ouest dudit lot 11, ledit angle étant
l’intersection de la limite est de la réserve de chemin
entre les concessions 7 et 8 avec la limite nord de la ré-
serve de chemin (connue sous le nom de chemin Tal-
bot-Nord); DE LÀ, en direction sud le long du prolon-
gement sud de ladite limite ouest du lot 11, dans la
concession 8, jusqu’à son intersection avec la limite
sud du chemin Talbot-Nord, ladite limite étant la li-
mite nord du lot 302 dans la concession située sur le
côté nord du chemin Talbot; DE LÀ, en direction ouest
le long de ladite limite sud du chemin Talbot-Nord
jusqu’à son intersection avec la limite est de la réserve
de chemin (maintenant désignée avenue Howard)
entre les townships de Sandwich-Ouest et de Sand-
wich-Sud; DE LÀ, en direction nord sur une ligne
droite en traversant le chemin Talbot-Nord jusqu’à
l’angle sud-ouest du lot 299 comme il est indiqué sur le
plan de subdivision enregistré portant le no 1330; DE
LÀ, en direction nord-ouest en ligne droite jusqu’au
point initial,

b) la surface d’approche aboutissant à chacune des
extrémités de la bande désignée par les chiffres 2-20 et
12-30 et s’étendant à l’extérieur de cette bande, les di-
mensions de ladite surface d’approche étant de cinq
cents (500) pieds de chaque côté de l’axe de la bande
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surfaces abutting each end of the strip designated as
7-25 and extending outward therefrom, the dimen-
sions of which are five hundred (500) feet on each side
of the centre line of the strip at the strip ends and two
thousand (2,000) feet on each side of the projected
centre line of the strip at the outer ends, the said outer
ends being two hundred (200) feet above the elevation
at the strip ends and ten thousand (10,000) feet mea-
sured horizontally therefrom, and

(c) the several transitional surfaces, each rising at an
angle determined on the basis of a ratio of one (1) foot
measured vertically for every seven (7) feet measured
horizontally from the outer lateral limits of the strips
and their abutting surfaces,

as shown on Plan No. 2586 dated October 3, 1968, of
record in the Department of Transport at Ottawa.

aux extrémités de la bande et de mille deux cent cin-
quante (1 250) pieds de chaque côté du prolongement
de l’axe de la bande aux extrémités extérieures de la
surface d’approche, lesdites extrémités extérieures se
trouvant à deux cents (200) pieds au-dessus de l’alti-
tude des extrémités de bande et à dix mille (10 000)
pieds horizontalement des extrémités de la bande; et
les surfaces d’approche aboutissant à chacune des ex-
trémités de la bande désignée par les chiffres 7-25 et
s’étendant à l’extérieur de cette bande, les dimensions
desdites surfaces d’approche étant de cinq cents (500)
pieds de chaque côté de l’axe de la bande aux extrémi-
tés de la bande et de deux mille (2 000) pieds de
chaque côté du prolongement de l’axe de la bande aux
extrémités extérieures des surfaces d’approche, les-
dites extrémités extérieures se trouvant à deux cents
(200) pieds au-dessus de l’altitude des extrémités de la
bande et à dix mille (10 000) pieds horizontalement
des extrémités de la bande, et

c) les diverses surfaces de transition, chacune s’éle-
vant obliquement à raison de un (1) pied mesuré verti-
calement pour chaque longueur de sept (7) pieds me-
surée horizontalement à partir des limites latérales
extérieures des bandes et de leurs surfaces aboutis-
santes,

comme il est indiqué sur le plan no 2586 daté du 3 octobre
1968 qui se trouve dans les dossiers du ministère des
Transports à Ottawa.

Natural Growth Végétation
6 Where an object of natural growth on any land to
which these Regulations apply exceeds in elevation any of
the surfaces set out in paragraphs 5(a) to (c), the Minister
may make a direction that the owner or occupier of the
land on which that object is growing remove the exces-
sive growth thereof.
SOR/79-901, s. 1.

6 Au propriétaire ou à l’occupant d’un terrain où la végé-
tation croît au-delà du niveau des surfaces énoncées aux
alinéas 5a) à c), le ministre peut ordonner d’enlever l’ex-
cédent de végétation.
DORS/79-901, art. 1.

7 [Revoked, SOR/79-901, s. 1] 7 [Abrogé, DORS/79-901, art. 1]
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SCHEDULE

(Sections 2 and 4)

ANNEXE

(articles 2 et 4)

PART I PARTIE I

Airport Reference Point Point de repère de l’aéroport
COMMENCING at a stone monument planted at the intersec-
tion of the Northern limit of the Queen’s Highway Number 2,
as widened, with the Eastern boundary of Lot One Hundred
and Four (104), in Concession Three (3), McNiff’s Survey, in
the Township of Sandwich East, in the County of Essex, the
said intersection being distant eighteen and two tenths feet
(18.2′) measured Northerly along the said Eastern boundary
from the Southeasterly angle of said Lot One Hundred and
Four (104); THENCE Northerly along the said Eastern
boundary of Lot One Hundred and Four (104), a distance of
three thousand feet (3,000′); THENCE Westerly at right an-
gles to the said Eastern boundary, a distance of two hundred
feet (200′) to a point henceforth designated as the airport ref-
erence point.

COMMENÇANT à un monument en pierre qui s’élève à l’in-
tersection de la limite nord de la route no 2, selon sa largeur
actuelle, avec la limite est du lot cent quatre (104), dans la
concession trois (3), arpentage de McNiff, dans le township
de Sandwich-Est, dans le comté d’Essex, ladite intersection
étant à une distance de dix-huit pieds et deux dixièmes (18,2′)
mesurée en direction du nord le long de ladite limite est, de-
puis l’angle sud-est dudit lot cent quatre (104); DE LÀ, en di-
rection nord le long de ladite limite est du lot cent quatre
(104), une distance de trois mille pieds (3 000′); DE LÀ, en di-
rection ouest à angle droit avec ladite limite est, une distance
de deux cents pieds (200′) jusqu’à un point dorénavant dési-
gné comme point de repère de l’aéroport.

PART II PARTIE II

Description of Lands to Which
These Regulations Apply

Description des terrains
auxquels s’applique le présent
règlement

ALL AND SINGULAR those certain parcels or tracts of land
and premises, situate, lying and being in the Townships of
Sandwich West, Sandwich South and Sandwich East, in the
County of Essex and Province of Ontario and being more par-
ticularly described hereinafter as Parcels “A”, “B”, “C” and
“D”.

LA TOTALITÉ ET CHACUNE de certaines parcelles ou li-
sières de terrain, immeubles compris, situés dans les town-
ships de Sandwich-Ouest, Sandwich-Sud et Sandwich-Est,
dans le comté d’Essex et la province d’Ontario et plus particu-
lièrement décrites ci-après comme parcelles « A », « B »,
« C » et « D ».

PREMISING that the bearings hereinafter mentioned are as-
tronomical and are referred to the centre line of Runway 7-25
of Windsor Airport as having a bearing of North 62°36′ East.

POSANT EN PRÉMISSE que les relèvements mentionnés ci-
après sont astronomiques et se rapportent à l’axe de la
piste 7-25 de l’aéroport de Windsor, soit Nord 62°36′ Est.

Parcel “A”: Part of Concessions 3 and 4 McNiff’s Survey, in
the Township of Sandwich West.

Being composed of part of farm Lots 80, 81, 82, 83, 84
and 85, in Concession Three (3), McNiff’s Survey, and part
of Lot Six (6), in Concession Four (4), McNiff’s Survey, in
the Township of Sandwich West, and all of the plans of
subdivision registered in the Registry Office for the Reg-
istry Division of the County of Essex as Plan Num-
bers 1258, 1489, 1431, 1124, 707 and 713, and part of the al-
lowance for road between Concessions Three (3) and Four
(4) (now known as Cabana Road) in the Township of Sand-
wich West, and part of the allowance for road between the
Township of Sandwich West and the Township of Sand-
wich East, and part of the road allowance between the
Township of Sandwich West and the Township of Sand-
wich South, and being more particularly described as fol-
lows:

COMMENCING at the Southerly angle of Lot 107 as shown
on the said plan of subdivison registered as Plan 1489, the
said angle being the intersection of the Westerly limit of

Parcelle « A » : Partie des concessions 3 et 4, arpentage de
McNiff, dans le township de Sandwich-Ouest.

Composée de la partie des lots de ferme 80, 81, 82, 83,
84 et 85, dans la concession trois (3), arpentage de McNiff,
et de la partie du lot six (6), dans la concession quatre (4),
arpentage de McNiff, dans le township de Sandwich-
Ouest, et de tous les plans de subdivisions enregistrés au
bureau d’enregistrement de la division de l’enregistrement
du comté d’Essex et portant les nos 1258, 1489, 1431, 1124,
707 et 713, et de la partie de la réserve de chemin entre les
concessions trois (3) et quatre (4) (maintenant connue
sous le nom de chemin Cabana) dans le township de Sand-
wich-Ouest, et de la partie de la réserve de chemin entre le
township de Sandwich-Ouest et le township de Sandwich-
Est, et de la partie de la réserve de chemin située entre le
township de Sandwich-Ouest et le township de Sandwich-
Sud, et plus particulièrement décrite comme suit :

COMMENÇANT à l’angle sud du lot 107 comme il est indi-
qué sur ledit plan de subdivision enregistré portant le
no 1489, ledit angle étant l’intersection de la limite ouest de
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Howard Avenue (as widened) with the Eastern limit of
Dougall Avenue; THENCE, Northerly along the said East-
ern limit of Dougall Avenue to the Northwesterly angle of
Lot Forty (40) as shown on the said Plan 1489; THENCE,
Northerly in a straight line across the allowance for road
between the said Concessions Three (3) and Four (4) to the
Southwesterly angle of Lot 257 as shown on the said plan
of subdivision registered as Plan 1124; THENCE, Norther-
ly along the said Eastern limit of Dougall Avenue to the in-
tersection thereof with the Southern limit of the allowance
for road between Concessions Two (2) and Three (3), in
the said Township; THENCE, Easterly along the said
Southern limit of the said allowance for road to the inter-
section thereof with the Eastern limit of the allowance for
road (now known as Howard Avenue) between the Town-
ships of Sandwich East and Sandwich West; THENCE,
Southerly along the Eastern limit of Howard Avenue to the
intersection thereof with the Northern limit of the al-
lowance for road between the Townships of Sandwich East
and Sandwich South; THENCE, Southerly in a straight line
across the said allowance for road to the intersection of the
Southern limit of the said road with the Eastern limit of
the allowance for road between the Townships of Sand-
wich West and Sandwich South, the said intersection being
the Northwesterly angle of Lot Fifteen (15), in Concession
Five (5), in the Township of Sandwich South; THENCE,
Southerly along the Eastern limit of the last said allowance
for road to the Southwesterly angle of Lot 299 as shown on
a plan of subdivision registered as Plan Number 1330;
THENCE, Northwesterly in a straight line to the point of
commencement.

l’avenue Howard (selon sa largeur actuelle) avec la limite
est de l’avenue Dougall; DE LÀ, en direction nord le long
de ladite limite est de l’avenue Dougall jusqu’à l’angle
nord-ouest du lot quarante (40) comme il est indiqué sur
ledit plan no 1489; DE LÀ, en direction nord en traversant
en ligne droite la réserve de chemin entre lesdites conces-
sions trois (3) et quatre (4) jusqu’à l’angle sud-ouest du
lot 257 comme il est indiqué sur ledit plan de subdivision
enregistré portant le no 1124; DE LÀ, en direction nord le
long de ladite limite est de l’avenue Dougall jusqu’à son in-
tersection avec la limite sud de la réserve de chemin entre
les concessions deux (2) et trois (3), dans ledit township;
DE LÀ, en direction est le long de ladite limite sud de la-
dite réserve de chemin jusqu’à son intersection avec la li-
mite est de la réserve de chemin (maintenant connue sous
le nom d’avenue Howard) entre les townships de Sand-
wich-Est et Sandwich-Ouest; DE LÀ, en direction sud le
long de la limite est de l’avenue Howard jusqu’à son inter-
section avec la limite nord de la réserve de chemin entre
les townships de Sandwich-Est et Sandwich-Sud; DE LÀ,
en direction sud en traversant en ligne droite ladite réserve
de chemin jusqu’à l’intersection de la limite sud dudit che-
min avec la limite est de la réserve de chemin entre les
townships de Sandwich-Ouest et Sandwich-Sud, ladite in-
tersection étant l’angle nord-ouest du lot quinze (15), dans
la concession cinq (5), dans le township de Sandwich-Sud;
DE LÀ, en direction sud le long de la limite est de ladite
dernière réserve de chemin jusqu’à l’angle sud-ouest du
lot 299 comme il est indiqué sur le plan de subdivision en-
registré portant le no 1330; DE LÀ, en direction nord-ouest
en ligne droite jusqu’au point initial.

Parcel “B”: Part of Concessions 5, 6, 7, 8 and 9, in the Town-
ship of Sandwich South.

Being composed of part of Lots Twelve (12), Thirteen
(13) and Fourteen (14), and all of Lot Fifteen (15), in Con-
cession Five (5), all of Lots Eleven (11), Twelve (12), Thir-
teen (13), Fourteen (14), Fifteen (15), Sixteen (16) and Sev-
enteen (17), in Concession Six (6), all of Lots Eleven (11),
Twelve (12), Thirteen (13), Fourteen (14), Fifteen (15), Six-
teen (16) and Seventeen (17), in Concession Seven (7), the
West half of Lot Twelve (12), and all of Lots Thirteen (13),
Fourteen (14), Fifteen (15), Sixteen (16), Seventeen (17)
and Eighteen (18), in Concession Eight (8), the West half
of Lot Fourteen (14), and all of Lots Fifteen (15), Sixteen
(16), Seventeen (17), Eighteen (18) and Nineteen (19), in
Concession Nine (9), part of Lots Three Hundred and Five
(305) and Three Hundred and Six (306), in the Concession
North side of Talbot Road, and all of the plans of subdivi-
sion registered in the Registry Office for the County of Es-
sex as Plan Numbers 1108, 1527, 1530, 1133, 1143, 1503,
1330, 1525, 1519, 1523 and part of Plan Numbers 1332 and
1366, all of the allowance for road between Concessions
Five (5) and Six (6), all of the allowance for road between
Concessions Six (6) and Seven (7), all of the allowance for
road between Concessions Seven (7) and Eight (8), part of
the allowance for road between Concessions Eight (8) and
Nine (9), all of the allowance for road between Lots Sixteen
(16) and Seventeen (17), in Concessions Six (6) and Seven
(7), Eight (8) and Nine (9), and part of the allowance for
road between Lots Three Hundred and Five (305) and
Three Hundred and Six (306), in the Concession North
side of Talbot Road, and part of the allowance for road

Parcelle « B » : Partie des concessions 5, 6, 7, 8 et 9, dans le
township de Sandwich-Sud.

Composée de la partie des lots douze (12), treize (13) et
quatorze (14), et de la totalité du lot quinze (15), dans la
concession cinq (5), de la totalité des lots onze (11), douze
(12), treize (13), quatorze (14), quinze (15), seize (16) et
dix-sept (17), dans la concession six (6), de la totalité des
lots onze (11), douze (12), treize (13), quatorze (14), quinze
(15), seize (16) et dix-sept (17), dans la concession sept (7),
de la moitié ouest du lot douze (12), et de la totalité des
lots treize (13), quatorze (14), quinze (15), seize (16), dix-
sept (17) et dix-huit (18), dans la concession huit (8), de la
moitié ouest du lot quatorze (14), et de la totalité des lots
quinze (15), seize (16), dix-sept (17), dix-huit (18) et dix-
neuf (19), dans la concession (9), d’une partie des lots trois
cent cinq (305) et trois cent six (306), dans la concession si-
tuée du côté nord du chemin Talbot, et de la totalité des
plans de subdivision enregistrés au bureau d’enregistre-
ment du comté d’Essex et portant les nos 1108, 1527, 1530,
1133, 1143, 1503, 1330, 1525, 1519, 1523 et d’une partie des
plans nos 1332 et 1366, de la totalité de la réserve de che-
min entre les concessions cinq (5) et six (6), de la totalité
de la réserve de chemin entre les concessions six (6) et sept
(7), de la totalité de la réserve de chemin entre les conces-
sions sept (7) et huit (8), d’une partie de la réserve de che-
min entre les concessions huit (8) et neuf (9), de la totalité
de la réserve de chemin entre les lots seize (16) et dix-sept
(17), dans les concessions six (6) et sept (7), huit (8) et neuf
(9), et d’une partie de la réserve de chemin entre les lots
trois cent cinq (305) et trois cent six (306), dans la conces-
sion située du côté nord du chemin Talbot, et d’une partie
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known as the North Talbot Road, the said Lots and Roads
being more particularly described as follows:

COMMENCING at the intersection of the Eastern limit of
the allowance for road between the Townships of Sand-
wich West and Sandwich South with the Southern limit of
the allowance for road between the Townships of Sand-
wich East and Sandwich South, the said intersection being
the Northwesterly angle of Lot Fifteen (15), in Concession
Five (5), in the Township of Sandwich South; THENCE,
Easterly along the said Southern limit of the allowance for
road between the Townships of Sandwich East and Sand-
wich South to the Northeasterly angle of Lot Nineteen (19),
in Concession Nine (9), in the Township of Sandwich
South; THENCE, Southerly along the Western limit of the
allowance for road between Concessions Nine (9) and Ten
(10) to the Southeasterly angle of the East half of Lot Fif-
teen (15), in Concession Nine (9); THENCE, Westerly
along the Southern boundary of the East half of said Lot
Fifteen (15) to the intersection thereof with the Eastern
limit of Beaconsfield Road, as shown on the plan of subdi-
vision filed in the said Registry Office as Plan Num-
bers 1332 and 1366; THENCE, Southerly along the said
Eastern limit of Beaconsfield Road, as shown on the said
plans to the intersection thereof with the Southern bound-
ary of said Plan Number 1366; THENCE, Westerly along
the Southern boundary of the said Plan 1366 to the inter-
section thereof with the half lot line between the East and
West halves of Lot Fourteen (14), in Concession Nine (9);
THENCE, Southerly along the half lot line between the
East and West halves of Lot Fourteen (14) to the intersec-
tion thereof with the Southern boundary of the West half
of said Lot Fourteen (14); THENCE, Westerly along the
said Southern boundary of the West half of Lot Fourteen
(14) to the Southwesterly angle of the said Lot; THENCE,
Westerly across the allowance for road between Conces-
sions Eight (8) and Nine (9) to the Southeasterly angle of
Lot Fourteen (14), in Concession Eight (8); THENCE,
Southerly along the Eastern boundary of Lot Thirteen (13),
in Concession Eight (8) to the Southeasterly angle of the
said Lot; THENCE, Westerly along the Southern boundary
of Lot Thirteen (13), in Concession Eight (8) to the South-
westerly angle of the East half of the said Lot; THENCE,
Southerly along the half lot line between the East and West
halves of Lot Twelve (12), in Concession Eight (8) to the
Southeasterly angle of the West half of said Lot Twelve
(12); THENCE, Westerly along the Southern boundary of
the West half of said Lot Twelve (12) to the Southwesterly
angle of the said Lot; THENCE, Southerly along the West-
ern boundary of Lot Eleven (11), in Concession Eight (8) to
the Southwesterly angle of the said Lot Eleven (11), the
said angle being the intersection of the Eastern limit of the
allowance for road between Concessions Seven (7) and
Eight (8) with the Northern limit of the allowance for road
known as the North Talbot Road; THENCE, Southerly
along the production Southerly of the said Western bound-
ary of Lot Eleven (11), in Concession Eight (8) to the inter-
section thereof with the Southern limit of the North Talbot
Road, the said limit being the Northern boundary of Lot
Three Hundred and Two (302), in the Concession North
side of Talbot Road; THENCE, Westerly along the South-
ern limit of the North Talbot Road to a point in the North-
ern boundary of Lot Three Hundred and Five (305), in the
Concession North side of Talbot Road, distant nine hun-
dred and twenty-two and ninety-four one-hundredths feet

de la réserve de chemin connue sous le nom de chemin
Talbot-Nord, lesdits lots et chemins étant plus particuliè-
rement décrits comme suit :

COMMENÇANT à l’intersection de la limite est de la ré-
serve de chemin entre les townships de Sandwich-Ouest et
Sandwich-Sud avec la limite sud de la réserve de chemin
entre les townships de Sandwich-Est et Sandwich-Sud, la-
dite intersection étant l’angle nord-ouest du lot quinze
(15), dans la concession cinq (5), dans le township de
Sandwich-Sud; DE LÀ, en direction est le long de ladite li-
mite sud de la réserve de chemin entre les townships de
Sandwich-Est et Sandwich-Sud jusqu’à l’angle nord-est du
lot dix-neuf (19), dans la concession (9), dans le township
de Sandwich-Sud; DE LÀ, en direction sud le long de la li-
mite ouest de la réserve de chemin entre les concessions
neuf (9) et dix (10) jusqu’à l’angle sud-est de la moitié est
du lot quinze (15), dans la concession neuf (9); DE LÀ, en
direction ouest le long de la limite sud de la moitié est du-
dit lot quinze (15) jusqu’à son intersection avec la limite
est du chemin Beaconsfield, comme l’indiquent les plans
de subdivision déposés audit bureau d’enregistrement et
portant les nos 1332 et 1366; DE LÀ, en direction sud le
long de ladite limite est du chemin Beaconsfield comme
l’indiquent lesdits plans jusqu’à son intersection avec la li-
mite sud dudit plan no 1366; DE LÀ, en direction ouest le
long de la limite sud dudit plan no 1366 jusqu’à son inter-
section avec la ligne de demi-lot entre les moitiés est et
ouest du lot quatorze (14), dans la concession neuf (9); DE
LÀ, en direction sud le long de la ligne de demi-lot entre
les moitiés est et ouest du lot quatorze (14) jusqu’à son in-
tersection avec la limite sud de la moitié ouest dudit lot
quatorze (14); DE LÀ, en direction ouest le long de ladite
limite sud de la moitié ouest du lot quatorze (14) jusqu’à
l’angle sud-ouest dudit lot; DE LÀ, en direction ouest en
traversant la réserve de chemin entre les concessions huit
(8) et neuf (9) jusqu’à l’angle sud-est du lot quatorze (14),
dans la concession huit (8); DE LÀ, en direction sud le long
de la limite est du lot treize (13), dans la concession huit
(8) jusqu’à l’angle sud-est dudit lot; DE LÀ, en direction
ouest le long de la limite sud du lot treize (13), dans la
concession huit (8) jusqu’à l’angle sud-ouest de la moitié
est dudit lot; DE LÀ, en direction sud le long de la ligne de
demi-lot entre les moitiés est et ouest du lot douze (12),
dans la concession (8) jusqu’à l’angle sud-est de la moitié
ouest dudit lot douze (12); DE LÀ, en direction ouest le
long de la limite sud de la moitié ouest dudit lot douze (12)
jusqu’à l’angle sud-ouest dudit lot; DE LÀ, en direction sud
le long de la limite ouest du lot onze (11), dans la conces-
sion huit (8) jusqu’à l’angle sud-ouest dudit lot onze (11),
ledit angle étant l’intersection de la limite est de la réserve
de chemin entre les concessions sept (7) et huit (8) avec la
limite nord de la réserve de chemin connue sous le nom de
chemin Talbot-Nord; DE LÀ, en direction sud le long du
prolongement sud de ladite limite ouest du lot onze (11),
dans la concession huit (8) jusqu’à son intersection avec la
limite sud du chemin Talbot-Nord, ladite limite étant la li-
mite nord du lot trois cent deux (302), dans la concession
située au nord du chemin Talbot; DE LÀ, en direction
ouest le long de la limite sud du chemin Talbot-Nord jus-
qu’à un point situé dans la limite nord du lot trois cent
cinq (305), dans la concession située au nord du chemin
Talbot, à une distance de neuf cent quatre-vingt-douze
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(922.94′) measured Easterly along the said boundary from
the most Northerly angle of the said Lot; THENCE, South
twelve degrees four minutes thirty-nine seconds West
(S12°04′39″W), a distance of nine hundred and seventy-
nine feet (979′); THENCE, North seventy-three degrees
thirty-eight minutes West (N73°38′W), a distance of two
thousand five hundred feet (2,500′); THENCE, North
twenty degrees thirty-nine minutes twenty-one seconds
East (N20°39′21″E), a distance of one thousand and fifty-
four and fifty-nine one-hundredths feet (1,054.59′) to the
Northern boundary of Lot Three Hundred and Six (306),
the said boundary being the Southern limit of the North
Talbot Road; THENCE, Westerly along the Southern limit
of the North Talbot Road to the intersection thereof with
the Eastern limit of the allowance for road between the
Townships of Sandwich West and Sandwich South;
THENCE, Northerly along the said Eastern limit of the last
said allowance for road to the point of commencement.

pieds et quatre-vingt-quatorze centièmes (992,94 pi.) me-
surée en direction de l’est le long de ladite limite depuis
l’angle extrême nord dudit lot; DE LÀ, sud douze degrés,
quatre minutes, trente-neuf secondes ouest
(S. 12°04′39″ O.), distance de neuf cent soixante-dix-neuf
pieds (979 pi.); DE LÀ, nord soixante-treize degrés, trente-
huit minutes ouest (N. 73°38′ O.), distance de deux mille
cinq cents pieds (2 500 pi.); DE LÀ, nord vingt degrés,
trente-neuf minutes, vingt et une secondes est
(N. 20°39′21″ E.), distance de mille cinquante-quatre pieds
et cinquante-neuf centièmes (1 054,59 pi.) jusqu’à la limite
nord du lot trois cent six (306), ladite limite étant la limite
sud du chemin Talbot-Nord; DE LÀ, en direction ouest le
long de la limite sud du chemin Talbot-Nord jusqu’à son
intersection avec la limite est de la réserve de chemin entre
les townships de Sandwich-Ouest et Sandwich-Sud; DE
LÀ, en direction nord le long de ladite limite est de ladite
réserve de chemin jusqu’au point initial.

Parcel “C”: Part of Concession Three (3), McNiff’s Survey, in
the Township of Sandwich East.

Being composed of part of farm Lots 86, 87, 88, 89, 90,
91, 92, 93, 94, 95, 96, 97, 98, 99, 100, 101, 102, 103, 104, 105,
106, 107, 108, 109, 110, 111, 112, 113, 114, 115, 116 and 117,
all of farm Lots 118, 119, 120, 121, 122, 123, 124, 125, 126,
127 and 134, part of farm Lots 135, 136, 137, 138 and 139, in
Concession Three (3), McNiff’s Survey, and all of the plans
of subdivision registered in the Registry Office for the
County of Essex as Plan Numbers 1259, 1093, 1415, 1629,
1026, 1045, 1513, 1215, 1126, 1079 and part of Plan 1197 and
all of Lot K on Plan 148, part of the allowance for road be-
tween Lots 109 and 110 (now known as Pillette Road), all
of the allowance for road lying adjacent to and Easterly
from the Eastern boundary of Lot 127 and known as Lau-
zon Road, and the said Lots and Roads being more partic-
ularly described as follows:

COMMENCING at the intersection of the Southern limit of
the allowance for road between Concessions Two (2) and
Three (3), McNiff’s Survey, with the Eastern limit of the al-
lowance for road between the Townships of Sandwich
West and Sandwich East (now known as Howard Avenue);
THENCE, Southerly along the Eastern limit of Howard Av-
enue to the intersection thereof with the Northern limit of
the allowance for road between the Townships of Sand-
wich East and Sandwich South; THENCE, Southerly in a
straight line across the allowance for road to the intersec-
tion of the Southern limit of the said road with the Eastern
limit of the allowance for road between the Townships of
Sandwich West and Sandwich South; THENCE, Easterly
along the Southern limit of the allowance for road between
the Townships of Sandwich East and Sandwich South to
the intersection thereof with the production Southerly of
the Eastern limit of Lauzon Road; THENCE, Northerly
along the said production Southerly of the Eastern limit of
Lauzon Road and along the said limit of Lauzon Road to
the intersection thereof with the Southern limit of the
right-of-way lands of the Canadian Pacific Railway;
THENCE, Easterly along the said limit to the intersection
thereof with the Eastern boundary of Lot 139; THENCE,
Northerly along the Eastern boundary of Lot 139 to the
Southern limit of the allowance for road between Conces-
sions Two (2) and Three (3), McNiff’s Survey; THENCE,
Westerly along the said Southern limit of the said al-
lowance for road to the point of commencement.

Parcelle « C » : Partie de la concession trois (3), arpentage de
McNiff, dans le township de Sandwich-Est.

Composée d’une partie des lots de ferme 86, 87, 88, 89,
90, 91, 92, 93, 94, 95, 96, 97, 98, 99, 100, 101, 102, 103, 104,
105, 106, 107, 108, 109, 110, 111, 112, 113, 114, 115, 116 et
117, de la totalité des lots de ferme 118, 119, 120, 121, 122,
123, 124, 125, 126, 127 et 134, et d’une partie des lots de
ferme 135, 136, 137, 138 et 139, dans la concession 3, arpen-
tage de McNiff, et de la totalité des plans de subdivision
enregistrés au bureau d’enregistrement du comté d’Essex
et portant les numéros 1259, 1093, 1415, 1629, 1026, 1045,
1513, 1215, 1126, 1079 et d’une partie du plan 1197 et de la
totalité du lot K sur le plan 148, d’une partie de la réserve
de chemin entre les lots 109 et 110 (maintenant désignée
chemin Pillette), de la totalité de la réserve de chemin
contiguë à la limite est du lot 127, et qui s’étend vers l’est
depuis ladite limite est dudit lot 127, et connue sous le
nom de chemin Lauzon, lesdits lots et chemins étant plus
particulièrement décrits comme il suit :

COMMENÇANT à l’intersection de la limite sud de la ré-
serve de chemin entre les concessions deux (2) et trois (3),
arpentage de McNiff, avec la limite est de la réserve de
chemin (maintenant désignée avenue Howard) entre les
townships de Sandwich-Ouest et Sandwich-Est; DE LÀ, en
direction sud le long de la limite est de l’avenue Howard
jusqu’à son intersection avec la limite nord de la réserve de
chemin entre les townships de Sandwich-Est et Sandwich-
Sud; DE LÀ, en direction sud en traversant en ligne droite
ladite réserve de chemin jusqu’à l’intersection de la limite
sud dudit chemin avec la limite est de la réserve de chemin
entre les townships de Sandwich-Ouest et Sandwich-Sud;
DE LÀ, en direction est le long de la limite sud de la ré-
serve de chemin entre les townships de Sandwich-Est et
Sandwich-Sud jusqu’à son intersection avec le prolonge-
ment sud de la limite est du chemin Lauzon; DE LÀ, en di-
rection nord le long dudit prolongement sud de la limite
est du chemin Lauzon et le long de ladite limite du chemin
Lauzon jusqu’à son intersection avec la limite sud des
terres de l’emprise du chemin de fer du Canadien Paci-
fique; DE LÀ, en direction est le long de ladite limite jus-
qu’à son intersection avec la limite est du lot 139; DE LÀ,
en direction du nord le long de la limite est du lot 139 jus-
qu’à la limite sud de la réserve de chemin entre les conces-
sions deux (2) et trois (3), arpentage de McNiff; DE LÀ, en
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direction ouest le long de ladite limite sud de ladite réserve
de chemin jusqu’au point de départ.

Parcel “D”: Part of Concession Two (2), McNiff’s Survey, in
the Township of Sandwich East.

Being composed of part of farm Lots 86, 87, 88, 89, 90,
92, 93, 94, 95, 96, 97, 98, 99, 100, 101, 102, 103, 104, 105, 106,
107, 108, 109, 110, 111, 112, 113, 114, 115, 116, 117, 126 and
128, all of farm Lots 118, 119, 120, 121, 122, 123, 124, 125,
127, 129, 132, 133, 134, 135, 136, 137, 138 and 139, in Con-
cession Two (2), McNiff’s Survey, and all of the plans of
subdivision registered in the said Registry Office as Plan
Numbers 1373, 1117, 1246, 1542, 1319, 1234, 868, 1456,
1356, 1140, 1109, 1446, 1574, 1584, 1003, 1541, 1238, 1088,
1603, 1102, 1123, 1276, 1160, 1369, 1441, 1359, 1157, 1107,
1167, 1214, 1639, 1636, 1633, 1637, 867, 995, 1153, 1151, 1638
and part of the plans of subdivision registered as Plan
Numbers 1354, 1090, 1106, 1097, 1281, 148, 423, 1220 and
951, part of the allowance for road between Concessions
Two (2) and Three (3), McNiff’s Survey, part of Grand
Marais Road all of the allowance for road between the said
farm Lots 109 and 110 (now known as Pillette Road), and
all of the allowance for road between farm Lots 127 and
128 (now known as Lauzon Road), and being more partic-
ularly described as follows:

COMMENCING at the intersection of the Southern limit of
the allowance for road between Concessions Two (2) and
Three (3), McNiff’s Survey, with the Eastern limit of the al-
lowance for road between the Townships of Sandwich
West and Sandwich East (now known as Howard Avenue);
THENCE, Northerly in a straight line, across the said al-
lowance for road between Concessions Two (2) and Three
(3) to the intersection of the Northern limit of the said
road with the Eastern limit of Howard Avenue; THENCE,
Northerly along the Eastern limit of Howard Avenue, to
the intersection thereof with the Southern limit of Stanley
Street as shown on a plan of subdivision registered as Plan
Number 1354; THENCE, Easterly along the Southern limit
of Stanley Street, as shown on the plans of subdivision reg-
istered as Plan Numbers 1354, 1090, 1106, 1097, 1281, 1373
and 1334 and along its production Easterly to the intersec-
tion thereof with the Western boundary of Block “F”, as
shown on a plan of subdivision registered as Plan Num-
ber 423; THENCE, Northerly along the said Western
boundary of Block “F” and the production Northerly of the
said boundary to the intersection thereof with the North-
ern limit of the right-of-way lands of the Canadian Pacific
Railway; THENCE, Easterly along the Northern limit of
the said right-of-way lands of the said Railway to the inter-
section thereof with the production Southerly of the East-
ern limit of Gladstone Avenue as shown on a plan of subdi-
vision registered as Plan Number 1220; THENCE,
Northerly along the said production Southerly of the East-
ern limit of Gladstone Avenue and along the said limit of
Gladstone Avenue to the intersection thereof with the
Southern limit of Ypres Avenue as shown on the said
Plan 1220; THENCE, Easterly along the Southern limit of
Ypres Avenue as shown on the plans of subdivision regis-
tered as Plan Numbers 1220, 1319 and 951 and along the
production Easterly thereof to the intersection thereof
with the Eastern limit of Walker Road; THENCE, Norther-
ly along the Eastern limit of Walker Road to the intersec-
tion thereof with the Southern limit of the allowance for
road between Concessions One (1) and Two (2), McNiff’s

Parcelle « D » : Partie de la concession deux (2), arpentage de
McNiff, dans le township de Sandwich-Est.

Composée d’une partie des lots de ferme 86, 87, 88, 89,
90, 92, 93, 94, 95, 96, 97, 98, 99, 100, 101, 102, 103, 104, 105,
106, 107, 108, 109, 110, 111, 112, 113, 114, 115, 116, 117, 126,
et 128, et de la totalité des lots de ferme 118, 119, 120, 121,
122, 123, 124, 125, 127, 129, 132, 133, 134, 135, 136, 137, 138
et 139, dans la concession 2, arpentage de McNiff, et de la
totalité des plans de subdivision enregistrés audit bureau
d’enregistrement et portant les numéros 1373, 1117, 1246,
1542, 1319, 1234, 868, 1456, 1356, 1140, 1109, 1446, 1574,
1584, 1003, 1541, 1238, 1088, 1603, 1102, 1123, 1276, 1160,
1369, 1441, 1359, 1157, 1107, 1167, 1214, 1639, 1636, 1633,
1637, 867, 995, 1153, 1151, 1638 et d’une partie des plans de
subdivision enregistrés et portant les numéros 1354, 1090,
1106, 1097, 1281, 148, 423, 1220 et 951, d’une partie de la ré-
serve de chemin entre les concessions deux (2) et trois (3),
arpentage de McNiff, partie du chemin du Grand-Marais,
de la totalité de la réserve de chemin entre lesdits lots de
ferme 109 et 110, (maintenant désignée chemin Pillette) et
de la totalité de la réserve de chemin entre les lots de
ferme 127 et 128 (maintenant désignée chemin Lauzon), et
plus particulièrement décrite comme il suit :

COMMENÇANT à l’intersection de la limite sud de la ré-
serve de chemin entre les concessions deux (2) et trois (3),
arpentage de McNiff, avec la limite est de la réserve de
chemin (maintenant désignée avenue Howard) entre les
townships de Sandwich-Ouest et Sandwich-Est; DE LÀ, en
direction nord, en traversant en ligne droite ladite réserve
de chemin entre les concessions deux (2) et trois (3) jus-
qu’à l’intersection de la limite nord de l’avenue Howard;
DE LÀ, en direction nord le long de la limite est de l’ave-
nue Howard, jusqu’à son intersection avec la limite sud de
la rue Stanley, comme il est indiqué sur le plan de subdivi-
sion enregistré portant le no 1354; DE LÀ, en direction est
le long de la limite sud de la rue Stanley, comme il est indi-
qué sur les plans de subdivision enregistrés portant les
nos 1354, 1090, 1106, 1097, 1281, 1373 et 1334 et le long de
son prolongement est jusqu’à son intersection avec la li-
mite ouest du bloc « F », comme il est indiqué sur le plan
de subdivision portant le no 423; DE LÀ, en direction nord
le long de ladite limite ouest du bloc « F » et du prolonge-
ment en direction nord de ladite limite jusqu’à son inter-
section avec la limite nord des terres de l’emprise du che-
min de fer du Canadien Pacifique; DE LÀ, en direction est
le long de la limite nord desdites terres d’enceinte dudit
chemin de fer jusqu’à son intersection avec le prolonge-
ment sud de la limite est de l’avenue Gladstone comme il
est indiqué sur le plan de subdivision enregistré portant le
no 1220; DE LÀ, en direction nord le long dudit prolonge-
ment sud de la limite est de l’avenue Gladstone et le long
de ladite limite de l’avenue Gladstone jusqu’à son intersec-
tion avec la limite sud de l’avenue Ypres comme il est indi-
qué sur ledit plan no 1220; DE LÀ, en direction est le long
de la limite sud de l’avenue Ypres, comme il est indiqué
sur les plans de subdivision enregistrés portant les
nos 1220, 1319 et 951 et le long de son prolongement est
jusqu’à son intersection avec la limite est du chemin Wal-
ker; DE LÀ, en direction nord le long de la limite est du
chemin Walker jusqu’à son intersection avec la limite sud
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Survey, and now known as Tecumseh Road; THENCE,
Easterly along the Southern limit of Tecumseh Road to the
Northeasterly angle of farm Lot 127; THENCE, Easterly in
a straight line across the allowance for road between
Lots 127 and 128 to the Northwesterly angle of Lot 128;
THENCE, Easterly along the said Southern limit of the al-
lowance for road between Concessions One (1) and Two
(2), McNiff’s Survey, to the Northeasterly angle of farm
Lot 139; THENCE, Southerly along the Eastern boundary
of Lot 139 to the Southeasterly angle of the said Lot;
THENCE, Southerly in a straight line across the allowance
for road between Concessions Two (2) and Three (3), Mc-
Niff’s Survey, to the Northeasterly angle of Lot 139, in Con-
cession Three (3), McNiff’s Survey; THENCE, Westerly
along the Southern limit of the said allowance for road to
the point of commencement.

de la réserve de chemin entre les concessions un (1) et
deux (2), arpentage de McNiff, et maintenant connue sous
le nom de chemin Tecumseh; DE LÀ, en direction est le
long de la limite sud du chemin Tecumseh jusqu’à l’angle
nord-est du lot de ferme 127; DE LÀ, en direction de l’est
traversant en ligne droite la réserve de chemin entre les
lots 127 et 128 jusqu’à l’angle nord-ouest du lot 128; DE
LÀ, en direction de l’est le long de ladite limite sud de la
réserve de chemin entre les concessions un (1) et deux (2),
arpentage de McNiff, jusqu’à l’angle nord-est du lot de
ferme 139; DE LÀ, en direction sud, le long de la limite est
du lot 139 jusqu’à l’angle sud-est dudit lot; DE LÀ, en di-
rection sud traversant en ligne droite la réserve de chemin
entre les concessions deux (2) et trois (3), arpentage de
McNiff, jusqu’à l’angle nord-est du lot 139 dans la conces-
sion trois (3), arpentage de McNiff; DE LÀ, en direction
ouest le long de la limite sud de ladite réserve de chemin
jusqu’au point de départ.
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Abstract 

This publication describes not only the operational characteristics of aerodromes but also different types 
of land uses outside the aerodrome property boundary and recommends, where applicable, guidelines for 
those land uses in the vicinity of aerodromes. In addition, the source documents have been linked to 
further explain the technical aeronautical requirements. 

This publication was prepared by the Flight Standards division of the Standards Branch of the Civil 
Aviation Directorate of Transport Canada. Enquiries relating to the document’s content and suggested 
amendments should be directed to: 
 

Chief 
Flight Standards 

Standards Branch 
Civil Aviation Directorate 

Transport Canada 
Place de Ville, Tower “C” 

330 Sparks Street 
Ottawa, Ontario 

K1A 0N8 
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Part I -- Introduction 

This publication is designed to assist planners and legislators at all levels of government in becoming 
familiar with issues related to land use in the vicinity of aerodromes.  

Municipal planners and developers must understand that how land is used around an aerodrome will 
have an impact on the aerodrome’s operations. The land use around aerodromes can have significant 
impacts on safety at the aerodrome and can negatively impact the operational viability of the aerodrome 
to the detriment of the local community that depends upon it.   

The compatible land use planning concept is an outgrowth of the focus of attention on the environmental 
relationship between aerodromes and their community neighbours. This planning concept is relatively 
simple and the results can be impressive, but the implementation requires careful study and co-ordinated 
planning.  

Some community/aerodrome situations have reached the point where the effect of land use planning 
guidelines may be minimal. However, there are still instances where the use of these guidelines will result 
in more compatible aerodrome and community development. Implementation of this guidance may result 
in provincial/municipal legislation or bylaws for compatible land uses, easements or land zoning.  

As new and non-traditional uses of land become more prevalent (e.g. windfarms), the public and aviation 
stakeholders have advanced concerns to Transport Canada over items that may be viewed as 
impediments to access or as safety items. The ninth edition of TP 1247 has been revised to address 
these issues.  

Where units of measure are quoted in this document, the metric numbers are to be heeded as the 
equivalent imperial units are approximations only. 

For the purposes of this document, where the word aerodrome is used, it includes certified aerodromes, 
non-certified aerodromes, heliports and water aerodromes; where the word airport is used, it specifically 
means certified aerodromes.  

Enquiries relating to the application of these guidelines should be directed to the appropriate Regional 
Director Civil Aviation. Addresses for the Regional Civil Aviation officials are listed in Appendix A. 

 

 



3 
 

TABLE OF CONTENTS 
Part I -- Introduction .................................................................................................................................... 2 
Definitions .................................................................................................................................................... 6 
1.1 General ................................................................................................................................................... 7 
1.2 Slopes and Surfaces ............................................................................................................................. 7 
1.3  Outer Surface ....................................................................................................................................... 9 

1.3.1  Dimensions of Outer Surface ..................................................................................................... 9 
1.4  Take-Off/Approach Areas and Surfaces .......................................................................................... 10 

1.4.1  Delimination .............................................................................................................................. 10 
1.4.2  Dimensions of the Takeoff/Approach Areas and Surfaces ...................................................... 10 

1.5 Transitional Surface ............................................................................................................................ 12 
1.5.1 Delimination ............................................................................................................................... 12 

1.6  Width of Strip ...................................................................................................................................... 12 
1.6.1 Dimensions of the Runway Strips ............................................................................................. 12 

Part II -- Telecommunications and Electronic Systems ........................................................................ 13 
2.1 General ................................................................................................................................................. 13 
2.2 Radar Systems .................................................................................................................................... 13 

2.2.1 Air Traffic Control (ATC), Air Defence or Military Radars ......................................................... 14 
2.2.2 Weather Radar .......................................................................................................................... 14 

2.3 VHF/UHF Radio Communication Systems ....................................................................................... 14 
2.4 Navigational Aids ................................................................................................................................ 14 

2.4.1 General ...................................................................................................................................... 14 
2.4.2 Non-Directional Beacons (NDB)................................................................................................ 15 
2.4.3 VHF Direction Finding Systems (VHF/DF) ................................................................................ 15 
2.4.4 VHF Omni-Directional Range (VOR) ........................................................................................ 15 
2.4.5 Distance Measuring Equipment (DME) ..................................................................................... 15 
2.4.6 Tactical Air Navigation System (TACAN and VORTAC) ........................................................... 16 
2.4.7 Instrument Landing Systems (ILS) ............................................................................................ 16 

Part III -- Bird Hazards and Wildlife ......................................................................................................... 17 
3.1 General ................................................................................................................................................. 17 
3.2 Hazardous Land-use Acceptability ................................................................................................... 17 
Part IV -- Aircraft Noise ............................................................................................................................. 19 
4.1 General ................................................................................................................................................. 19 

4.1.1 Noise Measurement .................................................................................................................. 19 
4.1.2 Predicting Annoyance ............................................................................................................... 20 
4.1.3 The Noise Exposure Forecast System (NEF) ........................................................................... 20 

4.2 Production of Noise Contours - Aerodromes That Are Neither Owned Nor Operated and 
Managed by Transport Canada ............................................................................................................... 20 
4.3 Noise Exposure Contours .................................................................................................................. 21 

4.3.1 Noise Exposure Forecast (NEF) ............................................................................................... 21 
4.3.2 Noise Exposure Projection (NEP) ............................................................................................. 21 
4.3.3 Planning Contour ....................................................................................................................... 21 

4.4 Production of Noise Contours: DND Aerodromes .......................................................................... 21 
4.5 Noise Contour Maps ........................................................................................................................... 22 
4.6 Community Response to Noise ......................................................................................................... 22 

4.6.1 New Aerodromes and Community Response to Noise ............................................................. 22 
4.7 Recommended Noise Control Action ............................................................................................... 23 
4.8 Recommended Practices ................................................................................................................... 23 
PART V -- Restrictions to Visibility ......................................................................................................... 31 
PART VI -- Wind Turbines and Wind Farms ........................................................................................... 32 
6.0 General ................................................................................................................................................. 32 



4 
 

6.1 Wind turbine marking and lighting .................................................................................................... 32 
6.2 Wind turbines and airport radar ........................................................................................................ 32 
6.3 Navigation aids and communication systems ................................................................................. 32 
6.4 Weather Radar ..................................................................................................................................... 33 
6.5 Parachute Landing Areas (PLA) ........................................................................................................ 33 
6.6 Light Pollution. .................................................................................................................................... 33 
PART VII -- Exhaust Plumes ..................................................................................................................... 34 
PART VIII -- Solar Array Installations ...................................................................................................... 35 
Appendix A - Regional Offices of Transport Canada – Civil Aviation ................................................. 37 



5 
 

Transport Canada Land Use Role 

 

From a regulatory perspective, the authority for the designation of and control of the use of lands located 
outside of aerodrome property rests with provincial/municipal levels of government. The only exception to 
this fact, in the aviation case, occurs where an airport zoning regulation, made pursuant to the 
Aeronautics Act, is in force.  

The Minister of Transport may exercise authority only over lands that are included in an Airport Zoning 
Regulation made pursuant to the Act.  An Airport Zoning Regulation contains restrictive clauses that 
describe the activities and uses that are restricted or prohibited and contains a legal description of the 
lands to which it applies.  

Restrictions and or prohibitions contained in a zoning regulation may range from limiting the height of 
structures to prohibiting specified land uses or to prohibiting facilities that may interfere with signals or 
communications to/from aircraft. 

Airport zoning regulations cannot be made for non-certified aerodromes. 

 Individual zoning regulations are included in a listing of regulations made pursuant to the Aeronautics Act 
and may be found at the following internet address: 
 

http://www.tc.gc.ca/eng/acts-regulations/acts-1985ca-2.htm 
 

http://www.tc.gc.ca/eng/acts-regulations/acts-1985ca-2.htm
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Definitions 

The following definitions are provided for the purposes of this document only; 
 
Airport: An aerodrome for which, under Part III of the Canadian Aviation Regulations, an airport 
certificate has been issued by the Minister. 
 
Aerodrome: Any area of land, water (including the frozen surface thereof) or other supporting surface 
used or designed, prepared, equipped or set apart for use either in whole or in part for the arrival, 
departure, movement or servicing of aircraft and includes any buildings, installations and equipment 
situated thereon or associated therewith.  
 
Note: This definition of "Aerodrome" includes water aerodrome and heliports. 
 
Aerodrome Reference Point: The designated point or points on an aerodrome normally located near 
the geometric centre of the runway complex that:  
 

(a) establishes the geographical location of an aerodrome for charting purposes, and 
(b) establishes the locus of the radius or radii of the outer surface as defined in a Zoning Regulation. 
 

Graded Area: An area surrounding the runway which is graded to a specified standard to minimize 
hazards to aircraft which may accidentally run off the runway surface.  
 
Heliport: An aerodrome or a defined area on a structure intended to be used wholly or in part for the 
arrival, departure and surface movement of helicopters. 
 
Obstacle Limitation Surface: A surface that establishes the limit to which objects may project into the 
airspace associated with an aerodrome consisting of the following; a takeoff surface, an approach 
surface, a transitional surface and an outer surface.  
 
Runway Strip: A defined area including the runway, and stopway if provided, intended to reduce the 
risk of damage to aircraft running off a runway and to protect aircraft flying over it during takeoff or landing 
operations. 
 
Water Aerodrome: means an aerodrome that uses an area of water, excluding the frozen surface of that 
area, for the arrival, departure, movement or servicing of aircraft. 
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1.1 General  

This part will give the reader some insight into those aerodrome operational factors which can affect land 
uses outside the aerodrome property boundary. Each factor is considered separately and in enough detail 
to allow general planning conclusions to be drawn.  It is important that any particular land use under 
consideration be judged from the point of view of all relevant factors. The referenced Manual for Part I is: 
Aerodrome Standards and Recommended Practices (TP 312E).  
 
Obstacle Limitation Surfaces are established to ensure the required level of safety. These surfaces 
normally extend beyond the boundary of the aerodrome and therefore benefit from protection by the 
enactment of an Airport Zoning Regulation which will prohibit the erection of structures which would 
violate any of the defined plane surfaces.  
 
Where enacted, zoning regulations apply to all the lands, including public road allowances, adjacent to or 
in the vicinity of an airport; the specific lands are described in the Schedule of the relevant airport zoning 
regulation. Lands within an airport boundary are therefore not included in an airport zoning regulation; 
however, all structures within an airport boundary must comply with obstacle limitation surface 
requirements, as stated in TP312 Aerodrome Standards and Recommended Practices.  
 
For those airports at which an Airport Zoning Regulation has been enacted under the Aeronautics Act, 
details of the registered zoning plans are available from the Land Registry Office for the district within 
which the airport is located. 
 
Note:  It is of the utmost importance to be aware that the proximity of obstacles, for example, wind 
turbines, telecommunications towers, antennae, smoke stacks, etc., may have an impact on the 
current and future usability of an aerodrome. Therefore, it is critical that planning and 
coordination of the siting of obstacles should be conducted in conjunction with an aerodrome 
operator at the earliest possible opportunity.  
 

1.2 Slopes and Surfaces 

There are three types of surfaces in place at an aerodrome that should be protected to avoid penetration 
by objects or structures. Protection of these surfaces is done by limiting the height of structures, including 
appurtenances or objects on the ground, to heights that are less than that of the slope surface thereby 
avoiding penetration of that surface. 
 
Airports that have an Airport Zoning Regulation have these surfaces protected by law and these zoning 
regulations apply to land that is located outside the property boundary of the airport. At aerodromes that 
do not have an Airport Zoning Regulation, the cooperation of adjacent communities is sought to obtain 
provincial/municipal zoning protection against development that would compromise the operational 
airspace, as defined by the description of these surfaces, around the aerodrome facility. 
 
Where the facility is an airport, objects penetrating any of these surfaces may affect the operations of the 
airport and the certification status of the airport. Where the facility is a non-certified aerodrome, 
penetration of these surfaces may affect the operations at the aerodrome. Where the facility is a non-
certified aerodrome, the standards in TP312 Aerodrome Standards and Recommended Practices can be 
used but are not enforceable; however, the operational integrity of the non-certified aerodrome is 
enhanced if the designation of the use of land adjacent to the facility is done in line with technical portions 
of the standards. 
 
The three types of surfaces in place at an aerodrome are the outer surface, the takeoff /approach slope 
surface and the transitional surface as shown in Figure 1. 
 
A complete description of the standards related to these surfaces may be accessed at the following 
website: 
 
http://www.tc.gc.ca/eng/civilaviation/publications/tp312-menu-4765.htm 

http://www.tc.gc.ca/eng/civilaviation/publications/tp312-menu-4765.htm
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The following figure will assist the reader in developing a visual picture of the surfaces discussed above. 
 
 
 
 

 
Figure 1: Obstacle Limitation Surfaces 
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1.3  Outer Surface 

An outer surface shall be established where required for the protection of aircraft conducting a circling 
procedure or manoeuvring in the vicinity of an aerodrome. The outer surface establishes the height above 
which it may be necessary to rake one or more of the following actions: 
 

(a) restrict the erection of new structures which would constitute an obstruction; or 
(b) remove or mark obstacles to ensure a satisfactory level of safety and regularity for aircraft 

manoeuvring visually in the vicinity of the airport before commencing the final approach phase 
(See Figure 2). 

1.3.1  Dimensions of Outer Surface 

Where an outer surface is established, it shall be as follows: 
 

(a) a common plane established at a constant elevation of 45 m above the assigned elevation of the 
aerodrome reference point; and 

(b) when the common plane described in paragraph (a) is less than 9 m above the surface of the 
ground, an imaginary surface shall be established at 9 m above the surface of the ground (See 
Figures 2 and 3). 
 

Note:  When the outer surface elevation cannot be held to 45 m, a semi-circular outer surface may be 
established permitting a circling procedure on one side of the runway. If this compromise solution is not 
possible, circling as part of an instrument approach procedure should not be recognized, thus eliminating 
the need for an outer surface.  
 
The outer surface measured from the designated aerodrome reference point or points, shall extend to a 
horizontal distance of at least: 
 

(a) 4000 m is recommended where the code number is 1, 2 or 3. 
(b) to be determined by an aeronautical study where the code number is 4, but never less than 4000 

m. 
 

 
 
Figure 2 – Obstacle Limitation Surface – Side View 
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1.4  Take-Off/Approach Areas and Surfaces 

1.4.1  Delimination 

They are established for each runway direction intended to be used for the take-off and landing of aircraft. 

(a) An inner edge, perpendicular to the runway, begins at the end of the runway strip (normally 60 m 
from the runway threshold).  The length of the inner edge is dependent on the strip width. 

(b) Two sides originate at the ends of the inner edge and diverge uniformly at either 10% or 15% 
from the extended runway centre line (Note: See divergence minima information in 
paragraph 1.4.2). 

(c) Final Width will be the product of the divergence and length of the area, and will be parallel to the 
inner edge. 

1.4.2  Dimensions of the Takeoff/Approach Areas and Surfaces 
The dimensions of the takeoff/approach areas and surfaces shall be: 
(a) 
 
Precision Approach Runway - Category I and II 
Length of inner edge As per strip width 
Divergence (min) 15% 
Length (min.) 15 000 m 

*Slope (max.) 
Cat. II Runways, 2% where the code number is 3 or 4. 
Cat. I Runways, 2% where the code number is 3 or 4. 
Cat. I Runways, 2.5% where the code number is 1 or 2. 

* Where applicable, for new runways at major aerodromes the slope should be 1.66% for the first 3000 m 
and 2% thereafter for a total length of 15 000 m. 
For the purposes of registered zoning, the takeoff approach surfaces of Code 3 and 4 Precision Approach 
Runways shall be defined by using slopes appropriate for a glide path extending for a maximum of 6 KM. 
If local terrain precludes the use of a glide path, then the lowest usable glide slope should be selected. 
(b) 
 
Non-Precision Approach Runway 
Code Number 1 2 3 4 
Length of inner edge As per strip width 
Divergence (min.) 10% 10% 15% 15% 
Length (min.) 2 500m 2 500m 3 000m 3 000m 
* Slope (max.) 3.33% 3.33% 2.5% 2.5% 

* Where practicable, the slope should be 2%. 
(c) 
 
Non-Instrument Runways 
Code Number 1 2 3 4 
Length of inner edge As per strip width 
Divergence (min.) 10% 10% 10% 10% 
Length (min.) 2 500m 2 500m 3 000m 3 000m 
Slope (max.) 5% 4% 2.5% 2.5% 

Note:  The lengths given in (a), (b) and (c) above, are measured horizontally, unless otherwise specified. 
Regardless of the slope specifications in (a), (b) and (c) above, all objects considered by the certifying 
authority to be hazardous shall be marked and/or lighted. 
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Figure 3 – Obstacle Limitation Surfaces
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1.5 Transitional Surface 

1.5.1 Delimination 

Transitional surface is a complex surface along the sides of the runway strip and pan of the approach 
surface that slopes up to the outer surface. Its purpose is to ensure the safety of aircraft at low altitudes 
displaced from the runway centre line in the approach or missed approach phase. The slope of a 
transitional surface measured in the vertical, perpendicular to the runway shall be: 

• 14.3% for an Instrument runway and non-Instrument runways, Code 3 and 4 
• 20.0% for non-Instrument runways, Code 1 and 2 

Where topographical or natural obstructions make it economically unreasonable and in the opinion of the 
Certifying Authority, an equivalent level of safety will be achieved, the transitional surfaces for runways 
where the code number is 1 or 2, used in Visual Meteorological Conditions (VMC) may be steepened or 
eliminated provided the strip width is widened in accordance with the following: 

Strip Width 
Code Number 90 m 120 m 150 m 
1. Transitional Surface 33% Vertical Vertical 
2. Transitional Surface 33% 50% Vertical 

Note:  This is intended to provide relief for small aerodromes in mountainous regions, used in VMC, 
where river valleys, etc. are the only sites, available. At other locations an aeronautical study and 
Headquarters' approval is required before applying the above criteria. 

1.6  Width of Strip 

1.6.1 Dimensions of the Runway Strips 

1. Width of Strip - Instrument Runways 
 
The runway strip shall extend the following distances each side of the centre line of the runway. 
 
Precision Approach Runway: 

1. 150 m where the code number is 3 or 4, 
2. 75 m where the code number is 1 or 2. 

Non-Precision Approach Runway: 

3. 150 m where the code number is 4, 
4. 75 m where the code number is 3, 
5. 45 m where the code number is 1 or 2. 

2. Width of Strip - Non-instrument Runways 
 
Runway strips containing a non-instrument approach runway shall extend each side of the centre 
line as follows: 

1. 75 m where the code number is 4, 
2. 45 m where the code number is 3, 
3. 30 m where the code number is 1 or 2. 
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Part II -- Telecommunications and Electronic Systems 

2.1 General 

The guidance contained in this part is aimed at protecting navigational aids, radars and 
telecommunications systems which include systems for civil, military, and environmental applications.  
Transport Canada approval of the location and/or construction of structures and facilities considered 
incompatible would only be required for structures located on lands to which an airport zoning regulation 
applies.  
 
Local land use planners and those wishing to erect structures are encouraged to contact regional 
Transport Canada Civil Aviation offices for assistance in locating any nearby aerodromes and 
NavCanada for assistance in locating any potentially impacted radars, navigation aids or 
telecommunications facilities. Local planners and those wishing to erect structures are encouraged to 
consult with identified airport and aerodrome operators and NavCanada. NavCanada can be contacted at 
1-866-577-0247 or by email at landuse@navcanada.ca. 
  
The information contained in this part represents the criteria normally applicable for the protection of 
navigational aids, radars and telecommunications systems. More specific guidance on structures 
conforming to these values should be available from the owner of the radar, navigational aid or 
telecommunications system. 
 
Planners should also be aware that, where airport zoning regulations are in effect, specific structures 
which contravene the values contained within said zoning regulations may sometimes be acceptable, 
provided that the applicant demonstrates by a technical analysis that such approvals will not cause 
harmful interference.  
 
Consultation with the radar, navigational aid or telecommunication system owner should take place at an 
early stage in the project in order to avoid costly redesign or undue pressure when seeking building and 
site approvals. It is recommended that consultation take place at the building concept stage, before site 
approval is sought.  
 
The radar, navigational aid or telecommunication system owner should ensure that full coordination takes 
place with aerodrome and local authorities where there is any air navigation system change that may 
impact local communities.  
 
Note:  The development and promulgation of the requirements for the protection of radar, navigational aid 
or telecommunication systems are the responsibility of the facility owner. 

2.2 Radar Systems  

The radar coverage volume for all types of radar systems can be reduced by a structure blocking the 
transmit or receive signal path. The severity of this blockage is proportional to the size of the structure 
and varies according to its location. 
 
The size and construction material of buildings and other structures can be controlled to ensure that the 
radar coverage volume is maintained and that the number of false targets detected is not increased.  
 
False targets are usually a problem only with Air Traffic Control (ATC) Radar Systems (including military 
and weather radar systems). They are created by transmitted or received signals being reflected from 
structures. The magnitude of the reflection is proportional to the size of the structure and the electrical 
behaviour of the material used. Non-metallic materials can reduce the magnitude of the reflection.  
 
The protection criteria presented in this section are provided for general guidance purposes only. For 
more precise criteria suitable to the location/structure being proposed, proponents should contact local 
aerodrome operators and/or the radar/navigation aid/communication systems owner. 
 
 

mailto:landuse@navcanada.ca
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2.2.1 Air Traffic Control (ATC), Air Defence or Military Radars  

(a) Primary Surveillance Radar (PSR) 
 

(i) within 300 m of the radar site, no building or other structure should  exceed a height of 5 m below 
the geodetic height of the antenna platform. The preference is to have no structure at all or to 
have trees surrounding the site.  

(ii) from 300 to 1,000 m from the radar site, the upper limit on the height of a  structure is increased 
at a rate of approximately 0.007 m per metre. Thus, at a distance of 1,000 m from the site, the 
structure can be as high as the geodetic height of the antenna tower platform.  

(iii) beyond 1,000 m from the radar site, no site protection requirement is specified; however, it is 
preferable not to have any large structure exceeding 0.25° above the radar horizon. Large 
structures are defined as having an azimuth of more than 0.43°. The consequences of building 
such structures should be brought to the attention of the local land use authority responsible for 
approving the proposal for construction. 

 
(b) Secondary Surveillance Radar (SSR) 
 

The provisions given above for a Primary Radar System apply as well for an ATC Secondary 
Surveillance Radar System. In addition, all buildings or other structures within 1,000 m of the radar 
should be constructed with non-metallic materials having a low reflectivity at frequencies from 1.0 to 
1.1 GHz.  

 
(c) Precision Approach Radar (PAR) 
 

Within 900 m of the approach area to a runway served by a Precision Approach Radar System, no 
reflecting objects (trees, buildings or other structures) are allowable.  

 
(d) Airport Surface Detection Equipment Radar (ASDE) 
 

No structure should be built that blocks the line-of-sight from the ASDE radar antenna to any runway, 
taxiway, intersection, etc., unless it is approved by the owner of the equipment. Any exception would 
have to demonstrate that the blockage would be operationally insignificant.  

2.2.2 Weather Radar  

No structures exceeding the height of the radar antenna should be built within a radius of 300 m of 
weather radars. Environment Canada is the entity responsible for siting weather radars in Canada. The 
owner or proponent of the structure is responsible for any coordination with Environment Canada.  

2.3 VHF/UHF Radio Communication Systems 

Metallic structures may cause reflection of communication signals. In cases where such structures are 
proposed to be constructed within 300 m of a VHF/UHF transmitter/receiver installation, consultation with 
the owner of the communications systems is recommended. 
 
The protection criteria presented in this section are provided for general guidance purposes only. For 
more precise criteria suitable to the location/structure being proposed, proponents should contact local 
aerodrome operators and/or the radar/navigation aid/communication systems owner. 

2.4 Navigational Aids  

2.4.1 General  

Although several different standardized types of navigational aids are used to support air navigation, they 
share the common characteristic that the navigation guidance is derived partially as a function of the 
direction from which the navigation signals are received.  Any structure that causes unwanted reflections 
of guidance signals will cause some of those signals to be received from a different direction, altering the 
navigation guidance in a potentially hazardous way.  For this reason, it is important to screen and assess 
any developments in the vicinity of navigational aids. 
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The protection criteria presented in this section are provided for general guidance purposes only. For 
more precise criteria suitable to the location/structure being proposed, proponents should contact local 
aerodrome operators and/or the navigational aid owner. 

2.4.2 Non-Directional Beacons (NDB)  

The following types of structures should be assessed prior to construction to determine the potential 
impact on navigation signals from an NDB: 
 

(a) All proposed structures within 200 m of an NDB antenna; and 
(b) All proposed steel towers, power lines, metal buildings, etc., within 1,000 m of an NDB antenna, 

for which the subtended vertical angle measured from the base of the NDB antenna structure 
exceeds 3°.  

2.4.3 VHF Direction Finding Systems (VHF/DF)  

Siting requirements for VHF/DF are of major importance. In particular, the equipment requires that:  
 

(a) within 45 m of the antenna: ground to be level ±1º and surface roughness ±30 cm 
(b) within 90 m of the antenna: ground to be clear of trees, masts, metal fences and vehicles. 
(c) within 180 m of the antenna: ground to be clear of buildings, car parks and small metal structures. 
(d) within 365 m of the antenna: ground to be clear of built-up areas, hangars, railways and other 

metallic structures. 
 
In general, a clear line-of-sight should be maintained between the antenna system and local flying 
aircraft.  
 
The VHF/DF antenna should be separated from any VHF air/ground communication (transmitting) 
antenna to the greatest extent practical, but by at least 2 km, and be separated from any antenna 
transmitting a high power broadcast by at least 8 km.  

2.4.4 VHF Omni-Directional Range (VOR) 

For standard VOR facilities, the following constraints should be applied to maintain the required accuracy 
of navigation signals:  
 

(a) Within 300 m radius of the VOR antenna array, the area should be clear of trees, fences, wire 
lines, structures, machinery or buildings; 

(b) Within 600 m radius of the VOR antenna array, structures and buildings having large metal 
content, wire lines and fences should not subtend a vertical angle of more than 1.2° or extend 
above the horizontal plane as measured from the array centre, except that the subtended vertical 
angle may be increased by 50% for fences or lines which are essentially radial or which subtend 
an angle of not more than 0.2° measured in the horizontal plane; 

(c) Within 600 m radius of the VOR antenna array, wooden structures or buildings with negligible 
metallic content should not subtend a vertical angle of more than 2.5°; and 

(d) Outside of 600 m radius of the VOR antenna, proposed large continuous metallic objects such as 
overhead power lines, masts, water towers or large metal-clad buildings which will penetrate 
beyond above the horizontal plane as measured from the array centre, or which will subtend a 
vertical angle of more than 1.2°, should be assessed prior to construction to determine the 
potential impact on VOR navigation signals. 

 
The above criteria for standard VOR also apply to Doppler-type VOR facilities, except that the radius of 
300 m may be reduced to 150 m, and the radius of 600 m may be reduced to 300 m. 

2.4.5 Distance Measuring Equipment (DME) 

DME may be installed as a stand-alone facility, or may be collocated with a VOR or ILS facility. 
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The following types of structures should be assessed prior to construction to determine the potential 
impact on navigation signals from a DME: 
 

(a) All proposed structures within 150 m of a DME antenna; and 
(b) All proposed steel towers, power lines, metal buildings, etc., within 3,000 m of a DME antenna, 

for which the subtended angle of elevation measured from the base of the DME antenna structure 
exceeds 1°. 

2.4.6 Tactical Air Navigation System (TACAN and VORTAC) 

TACAN is a military navigational aid whose functions are similar to those of a combined VOR and DME.  
TACAN may be installed as a stand-alone facility, or may be co-located with a VOR (VORTAC).  Criteria 
outlined above for VOR and DME are applicable to TACAN. 

2.4.7 Instrument Landing Systems (ILS) 

An ILS supporting operations to a given runway generally consists of two complementary components: a 
localizer transmitter installed near the stop end of the runway and a glide path transmitter installed 
alongside the runway roughly 300 m from the beginning of the runway. 
 
ILS supports all-weather precision approach and landing operations.  To maintain the safety of landing 
aircraft, it is critical that the accuracy of ILS navigation signals not be compromised by unwanted 
reflections or interference. 
 
The most significant sources of interference for ILS facilities are metallic objects having appreciable 
horizontal dimensions such as structural steel towers, metal-clad buildings and power/telephone 
transmission lines. These objects may reflect the ILS signals in unwanted directions, distorting the 
information provided to aircraft. Planners involved in siting and approval of these sources of interference 
should contact the ILS facility owner.  For planning purposes, all runways should be considered to be 
equipped with an ILS at each end. 
 
Any proposed structure on or in the vicinity of an aerodrome should be subjected to a detailed 
assessment for possible interference to ILS facilities unless it falls outside the Building Restricted Area 
(BRA) surfaces for ILS as defined in the document, European Guidance Material on Managing Building 
Restricted Areas1. (Buildings within the ILS building restricted area are often acceptable after a detailed 
assessment.  In some cases, measures such as appropriate orientation of the building, shape of 
reflecting surfaces, etc. can significantly reduce the impact on ILS navigation signals.) 
 
Some ILS localizers provide “back course” approach navigation guidance to the reciprocal end of the 
runway.  For these localizers, the applicable restrictions apply in both directions from the antenna array. 
 
High voltage power lines and substations radiate Electromagnetic Noise (EMN).  In addition, EMN 
radiated by Industrial-Scientific-Medical (ISM) apparatus may inhibit reliable reception of ILS signals. 
Power lines and substations should be designed, constructed and maintained using state of the art 
techniques to minimize radiated EMN in the ILS frequency bands.  In general, the following should be 
avoided:  
 

(a) power lines with voltages greater than 100 kV that are closer than 1.8 km from the runway centre 
line and  closer than 3.2 km from the ends of the runway;  

(b) AC electrical substations for voltages greater than 100 kV that are closer than 3.2 km from the 
centre line of the runway and closer than 16 km from the ends of the runway;  

(c) ISM apparatus operating within the rectangular area extending 1.5 km on either side of the centre 
line of the runway to the outer markers.  

                                                      
1 International Civil Aviation Organization (ICAO) European and North Atlantic Office: 
ICAO EUR DOC 015, European Guidance Material on Managing Building Restricted Areas, Second 
Edition (2009)  
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Part III -- Bird Hazards and Wildlife 

3.1 General  

In its many civil aviation responsibilities, Transport Canada remains focused sharply on the safety of air 
travelers. This focus has led the department to examine numerous potential hazards, including those 
found on and in areas around Canadian aerodromes.  
 
Working with industry experts, and based on extensive international scientific research, Transport 
Canada has confirmed that these hazards include many forms of wildlife, from birds and deer which are 
often struck by aircraft, to smaller prey animals that attract more hazardous species.  Wildlife of all types 
can be hazardous to aircraft because they can cause structural or engine damage. The hazard is greatest 
at and in the vicinity of aerodromes due to the concentration of aircraft activity close to the ground, where 
the majority of wildlife lives. In addition, aircraft involved in takeoffs or landings are at low altitudes and in 
a critical phase of flight where any disruptions to the operation could be catastrophic. 
 
The presence of birds at or near aerodromes presents particular hazards. Aerodromes are naturally 
attractive areas to many species of birds because the wide open, short grass areas provide the basic 
elements of security from predators and humans, a place to nest and loaf (just generally sit about) and 
access to food and water sources. Wildlife Management programs at aerodromes effectively reduce this 
natural attraction of birds to aerodrome lands, primarily through major habitat management and 
manipulation projects, as well as through day to day vigilance and the use of bird scaring techniques. 
While these on aerodrome activities are effective, they can be neutralized by the presence of attractive 
land use or activities outside the aerodrome boundary. Hazardous bird species will be persistent in their 
attempts to use the aerodrome as a convenient stop over and resting place before or after feeding at a 
nearby location. It is therefore important that land in the surrounding area be used in a manner that is 
compatible with the wildlife control measures in use on the aerodrome, to minimize the attraction to birds 
and other potentially hazardous species.  
 
Wildlife respects no boundaries, physical or regulatory, and often congregates in and passes through air-
traffic corridors, such as take-off, departure, approach and landing areas. The result is risk to aircraft and 
air travelers that can be minimized when aerodrome area stakeholders work together and systematically 
integrate their efforts to:  
 

• identify wildlife hazards and risks;  
• plan, coordinate and implement management and mitigation measures; and  
• measure results.  

 
These activities can prevent lands in the vicinity from being used or developed in a manner that is 
incompatible with the safe operation of aircraft due to hazardous wildlife activity. 
 
The following information provides guidance on the acceptability of different land use practices in the 
vicinity of aerodromes. General land use practices have been evaluated on their relative attractiveness to 
traditionally hazardous bird species.  
 
Note:  Where land in the vicinity of aerodromes is targeted for development, local land use authorities 
should consult a wildlife/bird hazard specialist to identify and address any issues relative to attractant and 
habitat concerns prior to approval of the development. 

3.2 Hazardous Land-use Acceptability 

Not all potentially hazardous activities possess the same level of potential risk and cannot be treated 
equally when planning land uses in the vicinity of an aerodrome.  The acceptability of land use activities 
can be classified using specific zones created around the aerodrome property, as defined in Safety 
Above All - http://www.tc.gc.ca/eng/civilaviation/publications/tp8240-awmb38-appendix-a-5031.htm. 

http://www.tc.gc.ca/eng/civilaviation/publications/tp8240-awmb38-appendix-a-5031.htm
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Primary Hazard Zones generally enclose airspace in which aircraft are at or below altitudes of 1500 feet 
AGL (above ground level). These are the altitudes most populated by hazardous birds, and at which 
collisions with birds have the potential to result in the greatest damage.  

Secondary Hazard Zones (4km beyond the Primary Hazard Zone) are buffers that account for:  

• variables in pilot behaviour and technique;  
• variations in departure and arrival paths that are influenced by environmental conditions, ATC (air 

traffic control) requirements, IFR versus VFR flight, etc.; and  
• unpredictability of bird behaviour, and variations in bird movements around specific land uses.  

Special Hazard Zones, though often distant from aerodromes, may regularly attract potentially 
hazardous species across primary or secondary zones. 

Table 1. Hazardous land-use acceptability by hazard zone 

LEVEL OF RISK  LAND USE  
LAND-USE ACCEPTABILITY BY 

ZONE 
Primary  Secondary  Special  

Potentially High  

Putrescible waste landfills  No  No  No  
Food waste hog farms  No  No  No  
Fish processing/packing plants  No  No  No  
Horse racetracks  No  No  No  
Wildlife refuges  No  No  No  
Waterfowl feeding stations  No  No  No  

Potentially 
Moderate  

Open or partially enclosed waste transfer 
stations  No  No  Yes  

Cattle paddocks  No  No  Yes  
Poultry factory farms  No  No  Yes  
Sewage lagoons  No  No  Yes  
Marinas/fishing boats/fish cleaning facilities  No  No  Yes  
Golf courses  No  No  Yes  
Municipal parks  No  No  Yes  
Picnic areas  No  No  Yes  

Potentially Low  

Dry waste landfills  No  Yes  Yes  
Enclosed waste transfer facility  No  Yes  Yes  
Wet/dry recycling facility  No  Yes  Yes  
Marshes, swamps & mudflats  No  Yes  Yes  
Stormwater management ponds  No  Yes  Yes  
Plowing/cultivating/haying  No  Yes  Yes  
Commercial shopping mall/plazas  No  Yes  Yes  
Fast food restaurants  No  Yes  Yes  
Outdoor restaurants  No  Yes  Yes  
School yards  No  Yes  Yes  
Community & recreation centers  No  Yes  Yes  

Potentially Limited  

Vegetative compost facilities  Yes  Yes  Yes  
Natural habitats  Yes  Yes  Yes  
Inactive agricultural fields  Yes  Yes  Yes  
Inactive hay fields  Yes  Yes  Yes  
Rural ornamental & farm ponds  Yes  Yes  Yes  
Residential areas  Yes  Yes  Yes  
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Land-use acceptability is site sensitive, and can be determined only through detailed assessments of 
each aerodrome and its surroundings. The table indicates general land-use suitability in primary, 
secondary and special hazard zones.  
  
Although the table lists discreet categories, land-use suitability is dynamic and subject to change based 
on a variety of factors, including seasonal considerations and the range of activities that may be 
associated with a specific site. For example, agricultural fields can be classified as posing limited risk as 
long as they remain inactive. The moment cultivation begins; the degree of risk escalates, since the 
turning of soil, seeding, etc., increase the attraction to wildlife.  
 
Risk may also escalate incrementally due to concentrations of land uses. For example, a golf course’s 
attractiveness to birds may increase if the facility is bordered by a storm water management pond, marsh 
or agricultural operation.  
 
Finally, it’s important to note that risks associated with many land uses can be reduced through 
appropriate mitigation and monitoring. The acceptability of a commercial shopping plaza in a primary 
hazard zone, for example, would depend on the effectiveness of facility design-or the property owner’s 
active, calculated interventions-to minimize the operation’s attractiveness to potentially hazardous bird 
species.  
 
For remedial actions please consult the Wildlife Control Procedures Manual (TP 11500) available at the 
following website: 

 
http://www.tc.gc.ca/eng/civilaviation/publications/tp11500-menu-1630.htm  

 
The information contained here provides a brief explanation and appreciation of the compatibility issues 
between aerodromes and wildlife. Land use planners are invited to obtain more details by accessing the 
following website: 
 

http://www.tc.gc.ca/eng/civilaviation/publications/tp8240-awmb38-appendix-a-5031.htm  
 
 
Part IV -- Aircraft Noise 

4.1 General  

An assessment of the annoyance resulting from exposure to aircraft noise is often essential to both 
aviation planners and those responsible for directing the nature of development of lands adjacent to 
aerodromes. This section will discuss noise measurement, annoyance prediction, the Noise Exposure 
Forecast and the Noise Exposure Projection. It also contains an assessment of various land uses in 
terms of their compatibility with aircraft noise.  

4.1.1 Noise Measurement  

The sound pressure level created by an aircraft (or any other noise source) can be measured by means 
of a sound level meter. The microphone of the sound level meter senses the pressure fluctuations over a 
short period of time. The sound pressure is the root mean square value of the difference between 
atmospheric pressure and the instantaneous pressure of the sound, the mean being read over several 
periodic cycles. For mathematical convenience, the logarithmic parameter called sound pressure level 
(SPL) is used. The unit of sound (noise) measurement is the decibel (dB).  
 
A particular sound signal may comprise several different frequencies to which the human ear may 
respond in various ways. In order that noise measurements may relate more closely to loudness as 
judged by the average person, sound level meters are equipped with weighting networks which make use 
of information related to the frequency response characteristics of the human ear. Some sound level 
meters have the capability of reading on A, B, C, and D weighting scales, and decibel values are 
correspondingly indicated as dB(A), dB(B), dB(C) or dB(D), according to the weighting network used. 
However, the dB(A) is the most common.  

http://www.tc.gc.ca/eng/civilaviation/publications/tp11500-menu-1630.htm
http://www.tc.gc.ca/eng/civilaviation/publications/tp8240-awmb38-appendix-a-5031.htm
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The noise metric known as Perceived Noise Level (PNL), measured in the unit PNdB, provides a 
frequency weighting system which attempts to more closely approximate the subjective reaction of the 
human ear to an aircraft noise stimulus. Although weighting networks are available which provide a 
means of directly measuring approximate PNL values, i.e., dB(D), true PNL values are determined by the 
analysis and treatment of sound pressure levels in various 1/3 octave bands.  
 
A more sophisticated noise metric, the Effective Perceived Noise Level (EPNL), expressed in the unit 
EPNdB, was developed specifically for use in the measurement of aircraft noise. The EPNdB is the metric 
that forms the basis of noise certification of aircraft. This metric is basically similar to the PNL except that 
corrections have been applied to account for the effects of discrete tones and the duration of the noise 
event, i.e., factors which contribute to the annoyance of the listener.  

4.1.2 Predicting Annoyance  

In addition to the annoying characteristics of an individual noise signal, overall subjective reaction to noise 
is dependent on the number of times the disturbance occurs as well as the daily distribution of these 
events. These factors must be included in any noise forecasting system if it is to be applicable to the 
communities located in the vicinity of aerodromes. The Noise Exposure Forecast (NEF) system made 
available by Transport Canada takes into consideration all of these factors.  
 
The NEF system provides for the summation of noise from all aircraft types operating at an aerodrome 
based on actual or forecast aircraft movements by runways and the time of day or night the events occur. 
The large number of mathematical calculations necessary for the construction of NEF contours requires 
the use of computer techniques for the practical application of this system.  

4.1.3 The Noise Exposure Forecast System (NEF)  

The Effective Perceived Noise Level is the basis for estimating noise annoyance in the Noise Exposure 
Forecast system.  
 
The data required for determining NEF contours consist of EPNL versus distance information for various 
aircraft types, along with generalized aircraft performance data. In calculating NEF at a specific location, 
the EPNL contribution from each aircraft operating from each runway is assessed by considering the 
distance from the point in question to the aircraft, and then obtaining EPNL values from the appropriate 
EPNL versus distance curve. The noise contributions from all aircraft types operating on all runways are 
summed on an anti-logarithmic basis to obtain the total noise exposure at that one location. Thus, the 
determination of NEF contours is strictly a numerical calculation procedure. As stated previously, due to 
the large number of mathematical calculations involved, computer techniques provide the only practical 
means of constructing NEF contours.2 

4.2 Production of Noise Contours - Aerodromes That Are Neither Owned Nor Operated and 
Managed by Transport Canada  

The preparation and approval of noise contours for aerodromes that are neither owned, nor operated and 
managed by the Federal Government is not a responsibility of Transport Canada.  Transport Canada will 
conduct a technical review of an NEF, NEP or Planning Contour if requested by the sponsoring 
aerodrome operator or airport authority provided that:  
 

(a) the Aerodrome owner or operator initiates this action; 
(b) the Aerodrome owner or operator supplies or approves a projection of aircraft traffic, both as to 

type and numbers; and 
(c) the Aerodrome owner or operator uses the noise impact prediction methods, procedures and 

recommended practices relating to aircraft operations as established by Transport Canada.  

                                                      
2  Kingston, Beaton and Rohr, A Description of the CNR and NEF Systems for Estimating Aircraft Noise 
Annoyance (R-71-20), Department of Transport, 1971 
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4.3 Noise Exposure Contours  

There are three types of noise exposure contours produced depending on the time element involved. 
These are Noise Exposure Forecasts (NEFs), Noise Exposure Projections (NEPs) and Planning 
Contours. Transport Canada may provide, upon request from a sponsoring aerodrome operator or airport 
authority, a technical review of any contours calculated to determine if the NEF computer model has 
performed accurately and has been applied correctly.  

4.3.1 Noise Exposure Forecast (NEF)  

The Noise Exposure Forecast (NEF) is produced to encourage compatible land use planning in the 
vicinity of aerodromes.  Traffic volume and aircraft type and mix used in calculating the noise contours are 
normally forecast for a period of between five and ten years into the future (See NOTE). Runway 
geometry should be the current layout plus any changes forecast to be completed prior to the end of the 
forecast period. Noise contours (NEFs, NEPs and Planning Contours) are the property of the sponsoring 
aerodrome operator or airport authority which may be make them available to provincial and local 
governments.  The use of the contours will enable planners to define compatible land use in the vicinity of 
aerodromes.  
 
Note:  Transport Canada does not retain copies of NEFs and NEPs submitted to it for technical review. 
Upon completion of the review, all materials submitted are returned to the sponsoring aerodrome operator 
or airport authority. These materials are the property of the sponsoring aerodrome operator or airport 
authority. 
 
Transport Canada does not support or advocate incompatible land use (especially residential housing) in 
areas affected by aircraft noise. These areas may begin as low as NEF 25. At NEF 30, speech 
interference and annoyance caused by aircraft noise are, on average, established and growing. By NEF 
35 these effects are very significant. New residential development is therefore not compatible with NEF 
30 and above, and recommends that it not be undertaken.  

4.3.2 Noise Exposure Projection (NEP)  

It is recognized that much land use planning involves projections beyond five years into the future, when 
aircraft fleet mixes and runway configurations are most likely to be different from the known conditions of 
today. To provide provincial and municipal authorities with long range guidance in land use planning, 
Transport Canada introduced the Noise Exposure Projection (NEP). The NEP is based on a projection 
(not a forecast) of aircraft movements for more than 10 years into the future, and includes aircraft types 
and runway configurations that may materialize within this period. NEPs may be made available in the 
same manner as NEFs.  

4.3.3 Planning Contour  

The third type of noise contour is the Planning Contour which is produced to investigate planning 
alternatives and should be labelled as such.  In the same manner as NEFs and NEPs, these contours are 
the property of the sponsoring aerodrome operator or airport authority.   

4.4 Production of Noise Contours: DND Aerodromes  

Production of noise contours for aerodromes used solely by the Department of National Defence (DND) is 
the responsibility of DND as to data input and production. Production of Noise contours for DND owned 
joint use aerodromes with a civilian airport authority is the responsibility of DND as to data input and 
production. When requested, these contours will be published subject to Commander, Canadian Air 
Division (1CAD)'s approval of the accuracy of the contours. 
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4.5 Noise Contour Maps  

It may be necessary for computer-produced contour lines to be mechanically smoothed to remove 
irregularities that arise in the plotting process. This should be done particularly in areas of sharp corners 
or tips. The convention used for depicting the NEF and NEP 40, 35 and 30 contours on maps is a solid 
line. The printing and any subsequent distribution of contour maps is not the responsibility of Transport 
Canada. These functions may be undertaken by the sponsoring aerodrome operator or airport authority 
as they are the property of the aerodrome. 

4.6 Community Response to Noise  

During developmental work on preliminary noise rating systems, it was established that community 
response to aircraft noise correlated well with the noise contours then in use. Case histories of noise 
complaints at twenty-one aerodromes were analyzed as to severity, frequency of complaint, and 
distribution around the aerodromes to establish a relationship with known noise values. The results of this 
work, which may be found in Table 1 (see below) have been used for relating land use recommendations 
to NEF contour levels.  
 
The analysis of the effect of aircraft noise on various working and living environments is a complex 
matter. For each case where there is a note in the Land Use Tables (Table 2) (see below) it is desirable 
that a noise climate analysis or a noise reduction requirement analysis be undertaken, since each note 
indicates a particular specialized problem. Many of the factors that would be considered in such analyses 
are subject to changing technology. Also, the attitudes of those exposed to the noise environment are 
subjective and varied. Since these factors evolve, authorities undertaking analyses of noise climates and 
noise reduction requirements in buildings should consult using most recent information with agencies 
conducting these reviews. The National Research Council has undertaken work in this area and validated 
the results of the NEF System and interpretation of noise exposure areas in 1996.  

4.6.1 New Aerodromes and Community Response to Noise  

For the purposes of this section, "New Aerodrome" means any land designated by the Governor in 
Council as an "Airport Site" under the Aeronautics Act after January 1, 2001. 
 
Where an aerodrome is already surrounded by residential or other noise sensitive land uses, the intent of 
land use planning guidelines is to prevent any increases in incompatible land use. As urbanization 
increases, any new aerodrome would, by necessity, be planned for and built in non-urban areas. 
Therefore, where a new aerodrome is planned on land designated as an airport site, an opportunity exists 
to establish appropriate land use planning guidelines that recognize the unique noise environment of a 
non-urban area and preserve the balance between the integrity of the future aerodrome and the quality of 
life of the community that it will serve.  
 
The encroachment of incompatible, sensitive land uses is clearly a vital factor in planning and 
establishing appropriate protection criteria for new aerodromes. The best and often only opportunity to 
establish a sufficient buffer zone to control noise sensitive development around a new aerodrome is in the 
initial planning stage of that new aerodrome. This opportunity diminishes quickly as the aerodrome 
develops and community land use patterns become established.  
 
In addition to the traditional approach of defining land use planning guidelines, pertinent factors 
considered in a study of land use guidelines for new aerodromes included not only individual activity 
interference (speech and sleep) criteria, but also habituation to noise, the type of environment (non-urban 
versus urban environment), community attitudes toward the noise source, the extent of prior exposure to 
the noise source, and the type of flight operations causing the noise.  
 
For new aerodromes, Transport Canada recommends that no new noise sensitive land uses be permitted 
above 25 NEF/NEP. Noise sensitive land uses include residential, schools, day care centres, nursing 
homes and hospitals. This approach is the single most practical for reasons of ease of implementation 
and administration since below this threshold, all noise-sensitive land uses would be permitted without 
restrictions or limitations. The guidelines for all other land uses remain unchanged from Table 2. This 
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buffer would also offer protection against the long term uncertainties inherent in planning for a new 
aerodrome.  
 
To implement this NEF 25 criterion, NEF and NEP maps for new aerodromes must depict the 25 contour 
as a solid line in addition to the noise contour requirements set out in Section 4.5.  

4.7 Recommended Noise Control Action  

For a specific noise problem, Table 3 (see below) may be used to select different actions.  

4.8 Recommended Practices  

NEF/NEP contours should be used in conjunction with these guidelines to encourage compatible land use 
in the vicinity of aerodromes. Therefore, it is recommended that contours be distributed by aerodrome 
operators or airport authorities to the officials and organizations responsible for land use and municipal 
zoning of the affected land. This would normally include both provincial and municipal planners, and 
zoning boards.   
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Table 1 - Community Response Prediction  
Response Area  Response Prediction *  

1 (over 40 NEF)  Repeated and vigorous individual complaints are likely. Concerted group and legal 
action might be expected.  

2 (35-40 NEF)  Individual complaints may be vigorous. Possible group action and appeals to 
authorities.  

3 (30-35 NEF)  Sporadic to repeated individual complaints. Group action is possible.  

4 (below 30 NEF)  Sporadic complaints may occur. Noise may interfere occasionally with certain 
activities of the resident.  

* It should be noted that the above community response predictions are generalizations based upon 
experience resulting from the evolutionary development of various noise exposure units used by other 
countries. For specific locations, the above response areas may vary somewhat in accordance with 
existing ambient or background noise levels and prevailing social, economic and political conditions.  
 
Table 2 - Land Use Tables - Aircraft Noise Considerations Only  
 
This land use tabulation should not be considered as an exhaustive listing, but merely as examples of 
how various land uses would be assessed in the Noise Exposure Forecast zones in terms of community 
response predictions.  
 

NO Indicates that new construction or development of this nature should not be undertaken. 
NO Indicates that new construction or development of this nature should not be undertaken. See 

Explanatory Note B. 
A This particular land use may be acceptable in accordance with the appropriate note and subject 

to the limitations indicated therein. 
YES The indicated land use is not considered to be adversely affected by aircraft noise and no 

special noise insulation should be required for new construction or development of this nature. 
 
The land uses contained in the following tables are included for compatibility purposes from a 
noise perspective only. Caution should be exercised as some of the recommended uses may not 
be optimal from a safety perspective (i.e bird and wildlife habitat) 
 
Table 2A - Residential 
Noise Exposure Forecast Values  > 40  40-35  35-30  < 30  

Response Areas  1  2  3  4  

Detached, Semi-Detached  NO NO NO A 

Town Houses, Garden Homes  NO NO NO A 

Apartments  NO NO NO A 
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Table 2B- Recreational - Outdoor 
Noise Exposure Forecast Values  >40  40-35  35-30  < 30  

Response Areas  1  2  3  4  

Athletic Fields  NO J K YES 

Stadiums  NO NO K YES 

Theatres - Outdoor  NO NO NO H 

Racetracks - Horses  NO K K YES 

Racetracks - Autos  YES YES YES YES 

Fairgrounds  K K YES YES 

Golf Courses  YES YES YES YES 

Beaches and Pools  YES YES YES YES 

Tennis Courts  NO K YES YES 

Playgrounds  K K YES YES 

Marinas  YES YES YES YES 

Camping Grounds  NO NO NO NO 

Park and Picnic Areas  NO K YES YES 
 
Table 2C - Commercial 
Noise Exposure Forecast Values  >40  40-35  35-30  < 30  

Response Areas  1  2  3  4  

  Offices  F E D YES 

  Retail Sales  F D YES YES 

  Restaurants  F D D YES 

  Indoor Theatres  NO G D YES 

  Hotels and Motels  NO F G YES 

  Parking Lots  YES YES YES YES 

  Gasoline Stations  YES YES YES YES 

  Warehouses  YES YES YES YES 

  Outdoor Sales E K YES YES 
 
Table 2D - Public 
Noise Exposure Forecast Values  >40  40-35  35-30  < 30  

Response Areas  1  2  3  4  

Schools  NO NO D C 

Churches  NO NO D C 

Hospitals  NO NO D C 

Nursing Homes  NO NO D C 

Auditoriums  NO NO D C 

Libraries  NO NO D C 

Community Centres  NO NO D C 

Cemeteries N N N N 
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Table 2E - Municipal Utilities 
Noise Exposure Forecast Values  >40  40-35  35-30  < 30  

Response Areas  1  2  3  4  

Electric Generating Plants  YES YES YES YES 

Gas & Oil Storage  YES YES YES YES 

Garbage Disposal  YES YES YES YES 

Sewage Treatment  YES YES YES YES 

Water Treatment  YES YES YES YES 

Water Storage  YES YES YES YES 
 
Table 2F - Industrial 
Noise Exposure Forecast Values  >40  40-35  35-30  < 30  

Response Areas  1  2  3  4  

Factories  I I YES YES 

Machine Shops  I I YES YES 

Rail Yards  YES YES YES YES 

Ship Yards  YES YES YES YES 

Cement Plants  I I YES YES 

Quarries  YES YES YES YES 

Refineries  I I YES YES 

Laboratories  NO D YES YES 

Lumber Yards  YES YES YES YES 

Saw Mills  I I YES YES 
 
Table 2G - Transportation 
Noise Exposure Forecast Values  >40  40-35  35-30  < 30  

Response Areas  1  2  3  4  

Highways  YES YES YES YES 

Railroads  YES YES YES YES 

Shipping Terminals  YES YES YES YES 

Passenger Terminals  D YES YES YES 
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Table 2H  - Agriculture 
Noise Exposure Forecast Values  >40  40-35  35-30  < 30  

Response Areas  1  2  3  4  

Crop Farms  YES YES YES YES 

Market Gardens  YES YES YES YES 

Plant Nurseries  YES YES YES YES 

Tree Farms  D YES YES YES 

Livestock Pastures  M YES YES YES 

Poultry Farms  L L YES YES 

Stockyards  M YES YES YES 

Dairy Farms  M YES YES YES 

Feed Lots  M YES YES YES 

Fur Farms  K K K K 
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Explanatory Notes for Table 2  
 
The location of the lines between noise zones cannot be fixed exactly. It will therefore be necessary for 
the responsible public authority to make an appropriate interpretation of what regulations are to apply at a 
specific location.  
 
In cases where reference is made to a detailed on-site noise analysis, or to peak noise levels, it will be 
appreciated that the notes are intended to apply specifically at existing aerodromes, where a field 
assessment is possible. For planning with respect to new aerodromes, such zones should be considered 
cautionary. Before reaching a final decision with respect to permitting the particular land-use in question, 
the authority may wish to consider local topographic effects and ambient noise levels, in conjunction with 
generalized peak noise level "footprints" for the predominant aircraft types to be using the newaerodrome.  
 

 
Annoyance caused by aircraft noise may begin as low as NEF 25. It is recommended that 
developers be made aware of this fact and that they undertake to so inform all prospective 
tenants or purchasers of residential units. In addition, it is suggested that development should 
not proceed until the responsible authority is satisfied that acoustic insulation features, if 
required, have been considered in the building design. 2 

B (b)  This Note applies to NEF 30 to 35 only. New residential construction or development 
should not be undertaken. If the responsible authority chooses to proceed contrary to 
Transport Canada's recommendation, residential construction or development between NEF 
30 and 35 should not be permitted to proceed until the responsible authority is satisfied that: 
(1)  appropriate acoustic insulation features have been considered in the building and 
(2)  a noise impact assessment study has been completed and shows that this construction or 
development is not incompatible with aircraft noise. 
Notwithstanding point 2, the developer should still be required to inform all prospective tenants 
or purchasers of residential units that speech interference and annoyance caused by aircraft 
noise are, on average, established and growing at NEF 30 and are very significant by NEF 35. 
 

 
These facilities should not be located close to the 30-NEF contour unless the restrictions 
outlined in Note D below are applied. 
 

 
These uses should not be approved unless a detailed noise analysis is conducted and the 
required noise insulation features are considered by the architectural consultant responsible 
for the building design. 
 

 
When associated with a permitted land use, an office may be located in this zone provided 
that all relevant actors are considered and a detailed noise analysis is conducted to establish 
the noise reduction features required to provide an indoor environment suited to the specific 
office function. 
 

 
It is recommended that this specific land use should be permitted only if related directly to 
aviation-oriented activities or services. Conventional construction will generally be inadequate 
and special noise insulation features should be included in the building design. 
 

 
Generally, these facilities should not be permitted in this zone. However, where it can be 
demonstrated that such a land use is highly desirable in a specific instance, construction may 
be permitted to proceed provided that a detailed noise analysis is conducted and the required 
noise insulation features are included in the building design. 

 
Facilities of this nature should not be located close to the NEF 30 contour unless a detailed 
noise analysis has been conducted. 
 

 
Many of these uses would be acceptable in all NEF zones. However, consideration should be 
given to internally generated noise levels, and acceptable noise levels in the working area. 
 

 
Undesirable if there is spectator involvement. 
 

 
It is recommended that serious consideration be given to an analysis of peak noise levels and 
the effects of these levels on the specific land use under consideration. 

http://www.tc.gc.ca/eng/civilaviation/publications/tp1247-part4-table3-exp-172.htm#2
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The construction of covered enclosures should be undertaken if this use is to be newly 
introduced to the noise environment. (See Note M below). 
 

 
Research has shown that animals condition themselves to high noise levels. However, it is 
recommended that peak noise levels be assessed before this use is allowed. 
 

 
This appears to be a compatible land use in all NEF zones. 
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Table 3 - Recommended Matrix of Noise Control Actions  
 

Consider these actions 

If you have this problem 
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Aerodrome 
plan 

Changes in runway location, length or 
strength 

     
  

Displaced thresholds   ■  ■   
High-speed exit taxiways        
Relocated terminals        
Isolating maintenance runups or use of test 
stand noise suppressors and barriers      

  

Aerodrome and 
airspace use 

* Preferential or rotational runway use        
* Preferential flight track use or modification 
to approach and departure procedures  

  
    

* Restrictions on ground movement of aircraft         
Restrictions on engine runups or use of 
ground equipment      

  

Limitations on number or types of operations 
or types of aircraft 

       

US restrictions, rescheduling move flights to 
another aerodrome 

       

Raise glide slope angle or intercept.        
Aircraft 
operation 

Power and flap management        
Limited use of reverse thrust        

Land use Land or easement acquisition        
Joint development of aerodrome property        
Compatible use zoning        
Building code provisions and sound 
insulation of buildings 

       

Real property noise notices        
Purchase assurance        

Noise program 
management 

Noise related landing fees        
Noise monitoring        
Establish citizen complaint mechanism        
Establish community participation program        

* These are examples of restrictions that involve TC Aviation's responsibility for safe implementation.  
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PART V -- Restrictions to Visibility 

Restrictions to visibility at an aerodrome which can seriously limit aircraft operations may be caused by 
factors other than deteriorating weather conditions. These phenomena are briefly discussed in this Part.  
 
Some industrial/manufacturing/power generation processes may generate smoke, dust or steam in 
sufficient volume to potentially affect visibility at or near aerodromes under certain wind conditions and 
temperature inversions. Examples of the types of industries which may be prominent in this regard are 
pulp mills, steel mills, quarries, municipal or other incinerators, cement plants, sawmills (slash and 
sawdust burners), power generating plants and refineries.  
 
During the planning stages for new industrial complexes that will generate smoke, dust or steam, it is 
recommended that individual facility plans include an analysis to deal with potential emission dispersion 
problems.  The results of the analysis should be considered before approving such land uses near an 
aerodrome. Prospective industrial sites near an aerodrome should be assessed on an individual basis 
due to the many local factors involved. Sufficient evidence is available from aerodromes across the 
country to suggest that such industries generating emissions may cause visibility problems near 
aerodromes that could pose a potential safety problem.  
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PART VI -- Wind Turbines and Wind Farms 

6.0 General 

Due to concerns regarding climate change, governments are encouraging the installation of renewable 
energy sources such as wind turbines for the generation of electricity.  Although a wind turbine can be 
considered as just another object that is deemed an obstacle and thus in need marking and lighting, there 
are additional issues that should be addressed through consultation in the early stages of planning. 

6.1 Wind turbine marking and lighting 

Industrial wind turbines are typically more than 90m in height and thus in need of marking and lighting in 
accordance with Transport Canada's Standard 621. 
(http://www.tc.gc.ca/eng/civilaviation/regserv/cars/part6-standard-standard621-3868.htm) 
 
 In as much as the wind turbine presents a substantial silhouette, the marking is that of the surface 
painting in either a white or off-white colour.  In Canada, special paint bands for the blade ends is not 
required for reason that the blades are rotating and the display would not be as effective as that of a fixed 
object.  The lighting is a red medium intensity flashing beacon of 2000 candela nominal output located on 
the nacelle.  Light units are not mounted on the blades because the technical impracticality of such 
installation.  In order to reduce the amount of lighting, the required lights are installed at intervals in the 
order of 900m such that not all wind turbines of a wind farm need lighting.  The lights are provided with 
means to make them flash in unison.  
 
The wind farm proponent should complete the Aeronautical Assessment Form for Obstruction Marking 
and Lighting and submit to the local regional office of Transport Canada.  This form instructs contact with 
adjacent aerodromes and information on the planned wind farm.   

6.2 Wind turbines and airport radar 

Wind turbines can interfere with radar tracking of airplanes.  Although the rotational speed of the blades is 
relatively slow at 10 to 20 rpm, the blade tip can have an angular speed reaching more than 180km/hr.  
The tip speed is then sufficient to mimic aircraft.  The result is shadowing of aircraft, false returns and 
general cluttering of the radar screen.  The wind farm proponent should, therefore, consult with 
NavCanada on the issue and to develop means of mitigation. 
 
NavCanada can be contacted at ... 1-866-577-0247  
 
or  
 
by email at ... landuse@navcanada.ca 

6.3 Navigation aids and communication systems 

Similarly wind turbines of a wind farm may have adverse impact on navigation aids and communication 
systems.  Consultation should be again made with NavCanada. 
 
VOR is susceptible to reflection interference from wind turbines; due to the height of wind turbines, they 
can cause interference to the VOR even if they are far away.  Developments of several wind turbines 
together have a cumulative effect on the VOR signal accuracy.  Proposed wind turbine developments 
must be assessed if within 15 km from the VOR facility.  Wind turbines that are less than 52 m in height 
can be treated like other structures.  In most cases, a single wind turbine is acceptable at a distance 
greater than 5 km from the VOR facility, and developments of less than six wind turbines are acceptable 
at distances greater than 10 km from the VOR facility. However if VOR performance is already marginal 
this may not be acceptable. 

 

http://www.tc.gc.ca/eng/civilaviation/regserv/cars/part6-standard-standard621-3868.htm
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6.4 Weather Radar 

Wind farms can also shadow weather affects or return false information to weather radars.  The 
proponent of a wind farm should contact Environment Canada at (416) 739-4103 or (416) 464-2798. 
 

6.5 Parachute Landing Areas (PLA) 

Wind turbines pose a special risk to parachutists, regardless of size, although those over 15m can 
additionally present a hazard to aircraft used in the activity of parachuting.  Consultation with stakeholders 
is necessary as the existence of wind turbines near the PLA may result in restrictions being placed upon 
any parachute activity. 
 

6.6 Light Pollution. 

Lighting is provided for wind turbines within a wind farm for purpose of warning to aircraft.  Extraneous 
lighting such as that for support buildings should be minimized.  Refer to the Royal Astronomical Society 
of Canada "Light-Pollution Abatement (LPA) Program". 
 
http://www.rasc.ca/lpa 
 
Note:  It is of the utmost importance to be aware that the proximity of obstacles, 
for example, wind turbines, telecommunications towers, antennae, smoke stacks, 
etc., may potentially have an impact on the current and future usability of an 
aerodrome. Therefore, it is critical that planning and coordination of the siting of 
obstacles should be conducted in conjunction with an aerodrome operator at the 
earliest possible opportunity.

http://www.rasc.ca/lpa
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PART VII -- Exhaust Plumes 

 

The purpose of this section is to provide guidance to aerodrome operators and persons involved in the 
design, construction and operation of facilities with exhaust plumes about the information required to 
assess the potential hazard from a plume. 
 
The hazard is that both to the aircraft itself in flight and the impact of exhaust upon visibility for 
landing/takeoff. 
 
Exhaust plumes, of both visible and invisible emissions may pose a hazard to aviation operations.  
Exhaust plumes can originate from any number of sources; chimneys; elevated smoke stacks at power 
generating stations; smelters; combustion sources; a flare created by an instantaneous release from 
pressurised gas systems all create exhaust plumes of one degree or another. High temperature exhaust 
plumes may cause significant air disturbances such as turbulence and vertical shear. Other identified 
potential hazards include, but are not necessarily limited to, reduced visibility, oxygen depletion, engine 
particulate contamination, exposure to gaseous oxides, and/or icing.  These hazards are most critical 
during low altitude flight, especially during takeoff and landing. 
 
 In the case of a solid object, Standard 621 provides for marking and/or lighting so that the object's shape 
is delineated and made visible to pilots.  This, however, is not feasible for an exhaust plume and there is 
a need to assess the hazards to aviation because the vertical velocity from gas efflux that may cause 
airframe damage and/or affect the handling characteristics of an aircraft in flight, as well as visibility 
reduction.  TCCA may be obliged to consider alternative measures to make sure that pilots are unlikely to 
encounter the affects of exhaust plumes. 
 
Away from aerodromes, exhaust plumes may also pose a hazard to low level flying operations such as 
that of specialist flying activities for crop dusting, pipeline inspection, power line inspections, fire-fighting, 
etc., search and rescue operations and military low-level manoeuvres.  The risk posed by an exhaust 
plume to an aircraft during low level flight can be managed or reduced if information is available to pilots 
so that they can avoid the area of likely air disturbance.   
 
The proponent of a facility that creates an exhaust plume should provide details of the facility to Transport 
Canada Civil Aviation (TCCA) so that potential hazards to aircraft safety can be assessed.  In determining 
the need for a Restricted Area, TCCA will consider the severity and frequency of the risk posed to an 
aircraft which might fly through the plume.   
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PART VIII -- Solar Array Installations 

The geometry of aerodromes is such that there are relatively large open areas which give opportunity for 
installation of solar energy projects.  These projects, however, need to be evaluated in relation to possible 
problems that such installation may pose. 
 
For example, the following concerns could pose problems: 
 
-  Glare to pilots of aircraft approaching to or departing from the aerodrome or glare to ATC  
(Air Traffic Control) staff. 
- Interference with electronic navigational aids. 
- Penetration through transitional or approach/departure surfaces. 
- Thermal plumes from the central tower of concentrated solar power installations.  
 
There is a variety of solar plants used for production of electrical energy: photovoltaic (PV) panel arrays 
and concentrator solar power (CSP) systems.  The former converts solar energy directly to electricity by a 
photovoltaic effect whereas the latter involves the heating of a fluid (e.g. molten salt) that activates a 
turbine coupled to a convention electric generator. 
 
All solar plants involve reflection.  In the case of concentrator systems, the reflection necessary to the 
system and is controlled by purpose so as to focus solar energy upon a central absorbing tube or tower.  
Because the light is focused, the possibility of glare to ATC and pilots is minimal, but should still be 
assessed in the preliminary design.  
 

  
Figure 1. Parabolic trough reflector Figure 2. Central tower Concentrator 
 
In the case of photovoltaic panels, electrical energy is produced directly and reflection is a loss factor.  
For this reason, the panels are designed to have as minimum reflectance as possible.  The panels may 
be installed in a fixed position facing in a generally southern direction or provided with means to follow the 
sun as it moves across the sky. 
 

 
Figure 3. Photovoltaic Panel 



36 
 

Also, when viewed from a distance, the sun reflectance tends to be smeared across the array as might be 
the case for a body of water.  Thus the impact for glare to the pilot is inherently minimized.  But again this 
is not a certainty and glare to the pilot should be assessed in the preliminary design.  In the case of 
panels that are automatically rotated with sun movement, a remedy may be to stop the rotation prior to 
the point at which glare can occur. 
 
The analysis of glare should involve a review of the position of the aircraft for both landing and take-off as 
well as when performing a circling approach. 
 

 
Figure 4.  Mehringer Höhe Solar Park I, Germany - www.juwi.com 
 
Although for purpose improving efficiency, solar panels are usually provided with a top layer of anti-
reflective coating intended to reduce reflectance, this does not mean that there is no reflected light.  
When viewed from a relatively short distance the affect can be significant, especially when the observer is 
not moving as would be the case of ATC personnel in the control tower.  The designer should review the 
positioning and orientation of the panels in relation to the control tower to ensure that adverse reflection 
will not be produced.  Figure 4 illustrates the occurrence of reflectance as the sun angle is optimized. 
 
 

  
Figure 5.  Reflection off solar panel 
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Appendix A - Regional Offices of Transport Canada – Civil Aviation  

Regional Director, Civil Aviation (TA) – Pacific 
Transport Canada 
800 Burrard Street 
Vancouver, British Columbia 
V6Z 2J8 
[Telephone: 1-604-666-8317]  

Regional Director, Civil Aviation (PA) - Ontario 
Transport Canada 
4900 Yonge Street 
North York, Ontario 
M2N 6A5 
[Telephone: 1-416-952-0167]  

Regional Director, Civil Aviation (NA) - Québec 
Transport Canada 
Regional Administration Building 
700 Leigh-Capreol Place 
Dorval, Quebec 
H4Y 1G7 
[Telephone: 1-514-633-3159]  

Regional Director, Civil Aviation (RA) – Prairie and Northern 
Transport Canada 
344 Edmonton Street 
Winnipeg, Manitoba 
R3B 2L4 
[Telephone: 1-204-983-4373]  

Regional Director, Civil Aviation (MA) - Atlantic 
Transport Canada 
95 Foundry Street 
Moncton, New Brunswick 
E1C 5H7 
[Telephone: 1-506-851-7220]  
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CORPORATION OF THE CITY OF WINDSOR 
Planning Justification Report 
Official Plan and Zoning By-law Amendment 
Surplus Airport Lands, City of Windsor 
August 2023 – 23-5796 

G D6 Guidelines
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D-6-3 Separation Distances

A guide for land use planning authorities on how to measure
recommended distances between industrial areas and sensitive land
uses to protect people and the environment.

Class I industrial

70 metre potential influence area

20 metre recommended minimum in which incompatible development should
not normally take place

Section view

This diagram shows the designation, zoning or property lines of an existing,
committed or proposed sensitive land use in relation to the designation, zoning or
property lines of the closest existing, committed or proposed Class I industrial use.

 (https://www.ontario.ca/page/government-ontario)

https://www.ontario.ca/page/government-ontario
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Plan view

This diagram shows an overhead view of the recommended minimum separation
distance (20 metres), potential or actual influence area distance (70 metres), and
acceptable range (greater than 70 metres) between sensitive land use and Class I
industrial use.

The solid black dot indicates an existing land use, and the Xs indicate a proposed land
use.
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Class II industrial

300 metre potential influence area

70 metre recommended minimum in which incompatible development should
not normally take place

Section view

This diagram shows the designation, zoning or property lines of an existing,
committed or proposed sensitive land use in relation to the designation, zoning or
property lines of the closest existing, committed or proposed Class II Industrial Use.
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Plan view

This diagram shows an overhead view of the recommended minimum separation
distance (70 metres), potential or actual influence area (300 metres), and acceptable
range (greater than 300 metres) between sensitive land use and Class II industrial use.

The solid black dot indicates an existing land use, and the Xs indicate a proposed land
use.

Class III industrial
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1000 metre potential influence area

300 metre recommended minimum in which incompatible development should
not normally take place

Section view

This diagram shows the designation, zoning or property lines of an existing,
committed or proposed Sensitive Land Use in relation to the designation, zoning or
property lines of the closest existing, committed or proposed Class III Industrial Use.

.

Plan view

This diagram shows an overhead view of the recommended minimum separation
distance (300 metres), potential or actual influence area (1000 metres), and
acceptable range (greater than 1000 metres) between sensitive land use and Class III
industrial use.

The solid black dot indicates an existing land use, and the Xs indicate a proposed land
use.

.
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References

Recommended minimum separation distance

Incompatible development should not normally be permitted within the
recommended minimum.

See the following Sections:

Section 4.3 Recommended Minimum

Section 4.10 Redevelopment, Infilling and Mixed Use Areas

Section 4.2.5 Off-Site Separation Distances

Recommended potential area of influence or actual area of influence

“Adverse effects” need to be identified, mitigation proposed and an assessment made
on the acceptability of the proposal. See “Section 4.1 Influence of Area Concept”.

Acceptable range

Beyond the potential area of influence, therefore normally development in this range
should not pose a compatibility problem. See “Section 4.5.2 Separation Distances
Greater than the Potential Area of Influence” for exceptions.

Measuring separation distance

See Section 4.4 Measuring Separation Distances.

The set backs established in zoning by-law can be included in the separation distance
measurement if the by-law or site plan control precludes the use of the set back for
activities that could create an adverse effect. See “Section 4.4.3, Zoning/Site Plan
Control (Industrial Land Uses)”.

Where the established use on-site and ancillary lands associated with a sensitive land
use are not of a sensitive nature (e.g., parking lot or roadway), measurement may be
taken to where the sensitive activities actually begin.

See the following Sections:
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Section 4.4.2 Site Specific Plans

Section 4.4.4 Ancillary use (Sensitive Land Use)

This approach may be particularly appropriate for redevelopment/infill proposals.
“See Section 4.10 Redevelopment, Infilling and Mixed Use Areas.”

If the existing land use is industrial, then the proposed land use is sensitive, and vice
versa.

Updated: July 13, 2021
Published: September 26, 2016
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Appendix H 

CORPORATION OF THE CITY OF WINDSOR 
Planning Justification Report 
Official Plan and Zoning By-law Amendment 
Surplus Airport Lands, City of Windsor 
August 2023 – 23-5796 

H Restrictions and Constraints
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