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Introduction

Purpose

1

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:

e City of Windsor Official Plan Amendment (OPA); and
e (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.

Description 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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Proposed Development & Amendments

1.3.1

Proposed Development

1.3.2

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.

Proposed Official Plan Volume | 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.

Proposed Official Plan Volume Il 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 Il 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:

e Building Height Limits (to be derived from the Airport Zoning Regulations);

e Transitional surface height restrictions;

e Height Limitations for solar panels and solar farms;

e Stormwater Management requirements for dry ponds;

e Design objectives to be in line with a future institutional (Hospital) use and the County Road 42
Secondary Plan;

e Requirements from Navigation Canada to mitigate technological interference; and

e 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.

N
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Guidelines for Volume Il 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.

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:

e 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

e 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.

N
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Existing Conditions

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)

e 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)
o Airport Operating Area
o Noise Exposure Forecast

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

e Airport
e Industrial
e Future Employment Area

City of Windsor Official Plan — Schedule H: Baseplan Development Phasing

(refer to Figure 6.0 — City of Windsor Baseplan Development Phasing)
e Asrequired

City of Windsor Official Plan — Schedule J: Urban Structure Plan
(refer to Figure 7.0 — City of Windsor Urban Structure Plan)

e 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)
e 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)
e Institutional (l)
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The physical attributes of the subject lands are as follows:

e Anirregular to rectangular shaped area;

e The subject lands are currently made up of a number of individual parcels, consolidated under
two (2) PINs;

e The parcels are generally flat with no discernable changes in grade;

e There are two (2) municipal drains traversing the parcels, draining the lands to the east; and

e There is limited tree vegetation 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
e Existing Uses: Solar Fields, Canadian Pacific Railway, EC Row Expressway
e Official Plan Designation(s): Future Employment Area, Airport
e Zoning By-law Zone(s): Institutional (I) (Sandwich South Zoning By-law 85-18)
East
e Existing Uses: Open Space, Agricultural
e Official Plan Designation(s): Open Space, Natural Heritage
e Zoning By-law Zone(s): Institutional (1), Agricultural (A) (Sandwich South Zoning By-law 85-18)
South
e Existing Uses: Commercial (PCR Contractors, Herc Rentals, EMCO Waterworks Windsor, United
Rentals), proposed location of the new hospital, agricultural
e Official Plan Designation(s): Future Employment Area, Future Urban Area (County Road 42
Planning Area)
e Zoning By-law Zone(s): Industrial (I), Commercial (C), Agricultural (A) (Sandwich South Zoning
By-law 85-18)
West
e Existing Uses: Windsor International Airport
e Official Plan Designation(s): Airport
e Zoning By-law Zone(s): Institutional (1) (Sandwich South Zoning By-law 85-18)
3.1 Employment Context
3.11 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.?!

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.? 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.

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

1Valued 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.? 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
“\\\\
CORPORATION OF THE CITY OF WINDSOR \\\\\\\\\‘\“"‘%

DILLON

CONSULTING



3.0 Surrounding Land Use 11

—

Table 1-1: Existing Estimated Excess Supply of Non-Residential Land, County of Essex, 2011

Municipality Commercial Land Employment Land
Ki il 36-40 ha -2.4-85ha
Ingsviiie (89 -99 ac) (-6-21ac)
Lakeshore 246 - 255 ha 300-331ha
(608 - 630 ac) (742 - 818 ac)
0-5ha 399 — 405 ha
Amherstburg (0-12 ac) (986 - 1,001 ac)
Leaminet 193 —202 ha 101-113 ha
eamington (479 - 499 ac) (252 - 279 ac)
Lasalle 18-28 ha 21-32ha
(45 - 70 ac) (51-78 ac)
T A 81-93 ha 24-69 ha
ecumse (201 - 230 ac) (58 — 170 ac)
Town of Esse 4-7ha -13-17 ha
w X (10- 17 ac) (-31-43 ac)
oo o e 579 - 630 ha 821-935 ha
Y (1,431 - 1,557 ac) (2,030 - 2,310 ac)

Source: NBLC, Foundation Report — Essex County Official Plan Review, August 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.

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
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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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Planning Evaluation

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.

N
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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 configuration and location 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
pattern 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 facilities that will be available to meet the projected needs. Public health and safety concerns
are not anticipated to arise from the proposed employment use of the subject lands provided that all
standards and regulations are adhered to as it relates to the Windsor International Airport operations
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 International 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 International Airport property must
respect the requirements of Transport Canada’s TP 312. The aerodrome standards and
recommendations of TP 312 place various restrictions 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 sensitive land uses within the County Road 42

Planning Area including residential, institutional, and commercial uses. The distance between the
planned land uses is appropriate to minimize and mitigate any potential 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
operational and economic viability in accordance with provincial guidelines, standards, and procedures
with consideration given for any additional 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
existing transportation 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
residential and employment uses. The development of the surplus airport lands for employment uses
represents an opportunity for large scale and diversified economic activities 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 existing suitable infrastructure available to the subject lands with additional 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.

CORPORATION OF THE CITY OF WINDSOR \\\\\\“\“\‘\“"'%

DILLON

CONSULTING



4.0 Planning Evaluation 17

—

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 Consulting, 2008). The proposed employment land uses are appropriate for the
subject lands given the location adjacent to the Windsor International Airport, which is considered a
major facility. The subject lands are supported by the necessary infrastructure, with a number of
planned infrastructure improvements and additions.

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 residential uses. The
proposed development of the subject lands for a mix of employment land uses will provide for an
appropriate transition between the land uses with various levels of sensitivity. Further, the subject lands
are of substantial size with the ability to provide on-site mitigation through spatial separation 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 existing lands suitable for employment
uses which are well supported by existing major goods movement facilities. The subject lands are
located close to major goods movement facilities and corridors including the Windsor International
Airport, the Canadian Pacific Railway, and a number of primary transportation 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 opportunities, suitable to meet
the existing 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 identified
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 identified over the planning horizon (EDP Consulting, 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 existing infrastructure will be used to the maximum extent possible with the additional
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;

¢) 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 transportation facilities,
including International border crossings, the Windsor Port, the VIA Rail station, and Provincial Highways
401 and 3. The existing road network and related road improvements position the subject lands to meet
the transportation 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 transportation
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

1) 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
designation 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 potential investors may consider
in site selection decisions for investment. These lands within the Sandwich South Planning District are
particularly 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 International Airport Master Plan (2010) identifies the surplus airport lands are being
strategically located for the potential development of a multi-modal transportation hub as there is the
availability to efficiently use the existing networks including roads, rail, ports, airports, inter-modal
facilities, and border crossings. These existing facilities can accommodate the projected needs to
support the movement of goods and people. Further, the existing communications and
telecommunications 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 International 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
intensification of the area in a manner that will make the most effective use of infrastructure and be
transit supportive. Future development of the subject lands will be able to take advantage of the area’s
strong transportation connections as the lands are located in a high-profile area adjacent to major
facilities 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
International Airport, and the Canadian Pacific Railway. The existing supportive transportation network
provides an opportunity for energy conservation 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 identified as the Airport Woodlots, which are
considered significant by the Province, City of Windsor, and Essex Region Conservation Authority. The

long-term ecological function and biodiversity of these natural heritage features will be further
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investigated to determine the best strategies for maintaining and/or improving their function. Any
future development on the subject lands will adhere to all Provincial and Municipal policies and
recommendations 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 Consulting Corp., dated
May 2023. The Stage 1 Archaeological Assessment recommends a Stage 2 Assessment for the entirety of
the subject lands. Preliminary results indicated nothing of significance was discovered. Reports are
currently being finalized and submitted 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 designations permit a broad range of employment
uses. Due to the characteristics of the built form and operations of such uses, various employment land
uses are more appropriately clustered together and separated from sensitive 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:

Section 3.2.2, relating to a vibrant economy;

Section 3.2.3, relating to a sustainable, healthy environment;

Section 3.3, relating to the urban structure plan;

Section 4.2.6., relating to objectives for economic opportunity for a healthy community;
Section 5.4.5, relating to noise and vibration policies;

Section 6.1, relating to goals for land use designations and associated policies;
Section 6.4, relating to employment policies;

Section 6.4.3, relating to the Industrial land use designation policies;
Section 6.4.4, relating to the Business Park land use designation policies;
Section 6.12, relating to Windsor Airport;

Section 6.13.4, relating to Future Employment Area policies;

Section 7.2.2, relating to the transportation system;

Section 7.2.3, relating to pedestrian network policies;

Section 7.2.4, relating to the cycling network;

Section 7.2.5, relating to public transportation;

Section 7.2.6, relating to road network policies;

Section 7.2.10, relating to air transportation policies;

Section 7.3.2, relating 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.

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.

N
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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 “)” — 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 9" Concession Road. The subject lands have direct
access to County Road 42 which is designated as a Class | 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;
(i) within a site of potential or known contamination;
(i) 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

(i) 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;

(i) 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 | or Class
Il 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 | 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;
(i) 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 | 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:

(i) Expressways;
(iv) Class Il Arterial Roads; and
(v) Class I Collector Roads.

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

CORPORATION OF THE CITY OF WINDSOR \\\\\\“\“\‘\“"'%

DILLON

CONSULTING



4.0 Planning Evaluation 41

—

(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 | Arterial Roads and Class Il 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 | Arterial Roads
Council shall provide for Class | 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 | Arterial Roads shall be designed to carry high volumes of traffic;
(iii) New intersections shall only be permitted with Provincial Highways, Expressways, Class |
Arterial Roads, Class Il Arterial Roads or Class | Collector Roads;
(iv) Direct property access shall not be permitted to Class | Arterial Roads;
(v) Cycling facilities may be permitted on Class | Arterial Roads; and
(vi) On street parking shall not be permitted on Class | Arterial Roads.

The subject lands are bounded by County Road 42 to the south. County Road 42 is designated as a Class
| 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.

Policy Analysis Conclusions

4.3

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.

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 (1) 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:

e 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

e 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 Legislation
In addition to fulfilling the requirements under the Planning Act, approval may be required under the
following legislation:
e Windsor International Airport Master Plan (2010);
e Windsor Airport Zoning Regulations;
e Transport Canada — Aerodrome Standards and Recommended Practices (TP312);
e Transport Canada — Aviation: Land Use in Vicinity of Aerodromes (TP1247); and
e Compliance with D6 Guidelines.
4.4.1 Windsor International 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).

Windsor Airport Zoning Regulations

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 Il of the Windsor Airport Zoning Regulations. Any new development should consult

CORPORATION OF THE CITY OF WINDSOR \\\\\\“\“\‘\“"'%

DILLON

CONSULTING




4.4.3

4.0 Planning Evaluation 52

—

the zoning regulations to ensure compatibility.

Appendix E — Windsor Airport Zoning Regulations.

Transport Canada — Aerodrome Standards and Recommended Practices (TP 312)

4.4.4

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.

Transport Canada — Aviation: Land Use in Vicinity of Aerodromes (TP 1247)

4.4.5

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).

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:

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

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

e Class lll: 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 Il 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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Additional 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:

e Functional Servicing Report;

e Stormwater Management Memorandum,;

e Spices at Risk (SAR) Considerations Memorandum;
e Traffic Impact Memorandum; and

e 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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Justification 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.

Location

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
transportation network demand. The subject lands are uniquely located to allow for investment
opportunities which require multi-modal and international transportation facilities (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, institutional, and residential. The
proposed employment, commercial, and institutional land uses are planned along County Road 42, with
the more sensitive residential uses located towards the south of the planning area and away from the
subject lands. There are no compatibility issues anticipated 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 potential
impacts to the surrounding uses including noise, vibration, and pollution shall be considered as
proponents of development come forth and will require mitigation 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.

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).

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).

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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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 transportation connections as the lands are located in a high-profile area adjacent to major
facilities 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
International Airport, and the Canadian Pacific Railway. The existing supportive transportation network
provides an opportunity for energy conservation 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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1.
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7.0 Conclusions 60

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:

The proposed development is consistent with the Provincial Policy Statement;

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

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;

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;

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;

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;

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;

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;

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.

A

\ Karl Tanner, MCIP RPP
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Provincial Policy
Statement, 2020

Under the Planning Act

Ontario


ontario.ca/PPS

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:

11 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)

b)

f)

g)

h)

71

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

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

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;

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;

improving accessibility for persons with disabilities and older persons by
addressing land use barriers which restrict their full participation in society;
ensuring that necessary infrastructure and public service facilities are or will
be available to meet current and projected needs;

promoting development and land use patterns that conserve biodiversity;
and

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

Provincial Policy Statement, 2020



1.1.2 Sufficient land shall be made available to accommodate an appropriate range
mix of land uses to meet projected needs for a time horizon of up to 2 ars,
informed by provincial guidelines. However, where an alternate tie period has
been established for specific areas of the Province as a resdit of a provincial planning
exercise or a provincial plan, that time frame ma used for municipalities within
the area.

Within settlement areas, suffiet
intensification and re

nt land shall be made available through
elopment and, if necessary, designated growth areas.

olicy 1.1.2 limits the planning for infrastructure, public service facilities
eémployment areas beyond a 25-year time horizon.

113 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.
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1.1.35

1.1.3.6

1.1.3.7

1.1.3.8
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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.

Planning authorities shall identify appropriate locations and promote oppg

for transit-supportive development, accommodating a significant su and range
of housing options through intensification and redevelopment w#tére this can be
accommodated taking into account existing building sto r areas, including
brownfield sites, and the availability of suitable exjstihg or planned infrastructure
and public service facilities required to accopwriodate projected needs.

Appropriate development stand should be promoted which facilitate
intensification, redevelop and compact form, while avoiding or mitigating risks
to public health and saféty.

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

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.

Planning authorities should establish and implement phasing policies to ensure:

a) that specified targets for intensification and redevelopment are achieve
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.

A planning authority may identify a settlement area0r allow the expansion of a
settlement area boundary only at the time of a€omprehensive review and only
where it has been demonstrated that:

a) sufficient opportunities to a€commodate growth and to satisfy market
demand are not availghte through intensification, redevelopment and
designated growthGreas to accommodate the projected needs over the
identified plaptfing horizon;

b) the infrastructure and public service facilities which are planned or available

er their life cycle, and protect public health and safety and the natural
environment;
in prime agricultural areas:
1. thelands 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 in fial,
manufacturing or other uses that are vulnerable to encroachmen ensuring that
the planning and development of proposed adjacent sensitiveTand uses are only
permitted if the following are demonstrated in accordahce with provincial
guidelines, standards and procedures:

a) there is an identified needfor the proposed use;
b) alternative locatiopsfor the proposed use have been evaluated and there
are no reas le alternative locations;
c) adverseeffects to the proposed sensitive land use are minimized and
itigated; and

potential impacts to industrial, manufacturing or other uses are minimized
and mitigated.

13 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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13.2 Employment Areas

13.2.1 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 authoriti uld assess
employment areas identified in local official plans to that this designation is
appropriate to the planned function of ployment area.

Employment ar. nned for industrial and manufacturing uses shall provide for
fon 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 be
demonstrated that the land is not required for employment purposes oyef 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 plapréview 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 noaemployment uses provided the area
has not been identified as provincially sjgrfificant through a provincial plan exercise
or as regionally significant by a regiefhal economic development corporation working
together with affected upperand single-tier municipalities and subject to the
following:

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

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

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, acgéss 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 gnd municipal water services; and

2.  private communal sewgde services and private communal water
services, where munjcipal sewage services and municipal water services

are not available of feasible;

b)

ingégrate servicing and land use considerations at all stages of the planning
rocess; and

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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1.6.6.7

1.6.7

1.6.7.1

1.6.7.2

1.6.7.3

1.6.7.4

1.6.8

1.6.8.1

1.6.8.2

1.6.8.3

sufficient reserve sewage system capacity shall inc ent capacity for
hauled sewage from privat sewage services and individual on-site
sew fCes.

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.

Transportation Systems

Transportation systems should be provide safe, energy efficient,
facilitate the move ople and goods, and are appropriate to address
jected needs.

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

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

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

Transportation and Infrastructuré Corridors

Planning authorities shall plap#f6r and protect corridors and rights-of-way for
infrastructure, including transportation, transit and electricity generation facilities
and transmission systéms to meet current and projected needs.

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

nning 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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1.6.11.1

1.7

1.7.1

1.8

1.8.1

Energy Supply

Planning authorities should provide opportuniti e development of energy
supply including electricity ge f acilities and transmission and distribution
systems, distri and renewable energy systems and alternative energy
ms, to accommodate current and projected needs.

Long-Term Economic Prosperity

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;

i) 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

1) encouraging efficient and coordinated communications and

telecommunications infrastructure.

Energy Conservation, Air Quality and Climate Change

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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f)

g)

promote compact form and a structure of nodes and corridors;

promote the use of active transportation and transit in and between
residential, employment (including commercial and industrial) and
institutional uses and other areas;

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;

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

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

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

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-bein
conserving biodiversity, protecting the health of the Great Lakes, a rotecting natural

heritage, water, agricultural, mineral and cultural heritage archaeological resources for
their economic, environmental and social benefits.

Accordingly:

2.1 Natu

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 & 7E%, recognizin
natural heritage systems will vary in size and form in settlement areas, rugaf 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 7

b) significant coastal wetlands.
2.1.5 Development and site alteration shall not e’permitted in:
a) significant wetlands in the adian Shield north of Ecoregions 5E, 6E and

7EL;
b) significant woodla
Huron and the

in Ecoregions 6E and 7E (excluding islands in Lake
“Marys River)%;

Significant areas of natural and scientific interest; and
coastal wetlands in Ecoregions 5E, 6E and 7E* 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

2.1.7

2.1.8

2.1.9

2.2

221
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Development and site alteration in fish habitat except in

provincial and federal requirements.

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

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.

Nothing in policy 2.1 is intended to limit the ability of agricultural uses to contin

Water

Planning authorities shall protect, improve or restore the quality apd quantity of

water by:

ale for integrated and
considering cumulative

a) using the watershed as the ecologically meaningful
long-term planning, which can be a foundation f
impacts of development;

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

c) evaluating and preparing for the impgf€ts of a changing climate to water
resource systems at the watersheg/evel;

d) identifying water resource systeshs consisting of ground water features,

hydrologic functions, naturalfieritage features and areas, and surface water
features including shorelipg areas, which are necessary for the ecological and
hydrological integrity gfthe watershed,

maintaining linkages/and related functions among ground water features,

f) implementixg necessary restrictions on development and site alteration to:

protect, improve or restore vulnerable surface and ground water,
sensitive surface water features and sensitive ground water features,
and their hydrologic functions;

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

ensuring consideration of environmental lake capacity, where applicable; and
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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2.6

2.6.1

2.6.2

2.6.3

2.6.4

2.6.5
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amendment, rezoning, or development permit under the Planning Act in
except those areas of existing development or particular enviro al sensitivity
which have been determined to be incompatible with Ction and associated

activities.

Cultural Heri and Archaeology
icant built heritage resources and significant cultural heritage landscapes shall
be conserved.

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.

Planning authorities shall not permit development and site alterati
lands to protected heritage property except where the pro d development and
site alteration has been evaluated and it has been onstrated that the heritage
attributes of the protected heritage proper ill be conserved.

Planning authorities should
and cultural plansin

ider and promote archaeological management plans
Serving cultural heritage and archaeological resources.

uthorities shall engage with Indigenous communities and consider their
erests 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 conce
will enable Windsor to continue its growth and foster a vibrant econgy,
while ensuring a safe, caring and diverse community and a sustaindble,
healthy environment.

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

3.21 Safe, Caring and Diverse Community

NeiGHBOURHOOD ~ 3.2.1.1  Windsorites want to be a part of neighbourhdods that meet their needs as

CENTRES places to live, shop and play. Each neighourhood 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 afe safe and inviting, and a place to
meet with neighbours and join i community life. The neighbourhood
centre will provide a variety gt housing types for all ages and incomes.

NEIGHBOURHOOD ~ 3.2.1.2  Encouraging a range of Housing types will ensure that people have an

HousiNG opportunity to live intheir neighbourhoods as they pass through the

VARIETY various stages of théir lives. Residents will have a voice in how this new
housing fits with#n their neighbourhood. As the city grows, more
housing oppopthinities will mean less sprawl onto agricultural and natural

lands.
DISTINCTIVE 3.2.1.3 Windsgr will keep much of what gives its existing neighbourhoods their
NEIGHBOURHOOD chagdcter — trees and greenery, heritage structures and spaces, distinctive
CHARACTER apéa identities, parks, and generally low profile development outside the

ity 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 3.2.14  The design of buildings and spaces will respect and enhance the character
DESIGN 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

City CENTRE

COMMUNITY
IMPROVEMENT

3.2.2.2

3.2.2.3

TRANSPORTATION
SYSTEM

WATERFRONT

THE
GREENWAY
SYSTEM

HEALTHY
ECOSYSTEM

3.2.3

3.2.3.1

3.2.3.2

3.2.3.3

3.2.34

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 City Centre will continue to be the major focus of cultural, soci
economic activities. The City Centre is and will remain theheart of
Windsor, serving as the visual symbol of the entire munity. A
diverse mixture of businesses, cultural venugs-major government offices
and entertainment destinations will streagthen downtown as a major
economic centre. The heart of otf community will also provide a
liveable residential envirertment for a variety of people and be a
welcoming arrivglpoint for visitors.

Reuitalizing 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.

Sustainable, Healthy Environment

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.

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 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.

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

3.24 Responsive, Effective Local Government

COMMUNITY 3.2.4.1 People will be involved in the municipal prog

BASED and its neighbourhoods. Residents wi

PLANNING municipal staff to identify a Solve city-wide and neighbourhood
issues. New ways wilkbe found to build consensus within the

fisure that Windsor advances toward its desired future.

S that shape Windsor
€ encouraged to work with

SERVICE 3.2.
DELIVERY

indsorites 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.

3.31 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 3.3.1.1  Growth Centres are the highest in the hierarchy of nodes in Windsor due
CENTRES 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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MAJOR
ACTIVITY
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33.12

(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 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
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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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City
CORRIDORS

NEIGHBOURHOOD
CORRIDORS

3.3.2.1

3.3.2.2

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 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.

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.

3.33 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.

3.34 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
) for reference purposes only.
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4.2.6 Economic Opportunity

EMPLOYMENT 4.2.6.1 To provide for a wide range of employment opportunities at appropriate

OPPORTUNITIES locations throughout Windsor.
Econowmic 4.2.6.2  To encourage a range of economic development opportunities to reach
DEVELOPMENT full employment.
4.2.7 Safety
SAFETY & 4.2.7.1 To foster personal safety throughout Winds
SECURITY

EMERGENCY 4272
PLAN

intain an emergency preparedness plan.

EMERGENCY To encourage emergency services in close proximity to where people

live.

City of Windsor Official Plan- Volume | - Healthy Community 4-4




SALT SOLUTION
MINING

DEFINITION

NEW PITS,
QUARRIES &
PORTABLE
ASPHALT
PLANTS

REGARD FOR
NOISE &
VIBRATION

5.4.3.6 Council shall require that proponents of development within or
immediately adjacent to the Mineral Mining Area designate
Schedule C: Development Constraint Areas where there j

54.4.1 Wayside Pits an

5.4.4.2 Coupefl may permit Wayside Pits and Quarries and Portable
phalt 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

5451 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 5.4.5.3 Abatement measures may include one or more of the following,

MEASURES 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;

() 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;

€3} 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 5455 For the purpose of this Plan, the Airport Operating Area inclu

gRP EEAT’NG those lands within the Noise Exposure Forecast and Noi

DEFINITION Exposure Projection contour§ approved by the federat’government
and extended to the nearest right-of-way.

REFERTO 54.5.6 Council shall evaluate a proposed dev€lopment within the Airport

TRANSPORTATION Operating Area designated o edule C: Development

CHAPTER ! .

nce with the Transportation chapter of
this Plan.

RAIL YARD 54.5.7 For the ose of this Plan, Rail Yard includes the lands

DEFINITION fated with a designated rail yard. (amended by OMB order 1485 -

REFERTO 5. Council shall evaluate a proposed development adjacent to a Rail

TRANSPORTATION,

Yard designated on Schedule C: Development Constraints, in

accordance with the Transportation chapter of this Plan. (amended by
OMB order 1485 — 11/01/2002)

CHAPTER
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6. Land Use

6.0 Preamble

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

This chapter of the Official Plan provides-goals, objectives and policies for the
land use designations identified on Sefiedule D: Land Use and Schedule E: City

Centre Planning District and shgadd be read in conjunction with the other parts
of the Plan.

6.1 Goals
1th the Strategic Directions, Council’s land use goals are to achieve:

Safe, caring and diverse neighbourhoods.

Environmentally sustainable urban development.

RESHENTIAL 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
and services.

INSTITUTIONAL 6.1.6 An integration of institutions within Windsor’s neighbourhoods.
OPEN SPACE 6.1.7 A variety of open space are

WATERFRONT 6.1.8 An accessible Detr61t River, Lake St. Clair and a healthy

NATURAL 6.1.9
HERITAGE

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

Mixep UsSe Pedestrian oriented clusters of residential, commercial,

employment and institutional uses.
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CiTY CENTRE 6.1.11 T i fbrant focal point and symbol of

PLA Windsor.
DISTRICT
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 6.1.13 The provision of sufficient land in appropriate locations to

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

(a)  Residential;

(b)  Industrial;

(c)  Business Park;

(d) Commercial Centre;

(e)  Commercial Corrido

Mixed Use;
Waterfront Residential;
Waterfront Recreation; and
Waterfront Port.

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

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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PoOSITIVE
BUSINESS
ENVIRONMENT

ASSESSMENT
BAse

COMPATIBLE
DEVELOPMENT

RANGE OF USEs

SuPPORT
SERVICES

ACCESSIBLE

SUFFICIENT LAND
SuppPLY

INFRASTRUCTURE

VIABLE AREAS

VISIBLE
LOCATIONS

compatibility, employment land uses are provided un
Schedule D as either Industrial or Busi

esignations on

jectives and policies establish the framework for development

cisions in Employment areas.

6.4.1 Objectives

6.4.1.1

6.4.1.2

6.4.1.3

6.4.1.4

6.4.1.5

6.4.1.6

6.4.1.7

6.4.1.8

6.4.1.9

6.4.1.10

COMPREHENSIVELY 6.4.1.11

PLANNED

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

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

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

To accommodate a full range of employment activities in
Windsor.

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

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

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

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

To maintain and develop viable industrial areas.

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

To promote comprehensively planned employment areas.

6.4.2 General Policies
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SUFFICIENT 6.4.2.1 Council shall designate a sufficient supply of appropriately

SUPPLY located Industrial and Business Park lands to meet the projected
20 year employment demands.
ATTRACT 6.4.2.2 Council shall encourage businesses and industries to locate and
BUSINESS expand in Windsor.
Ciry 6.4.2.3 Council shall facilitate economic investment by:
PARTICIPATION
(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 6.4.2.4 Council shall require all development within areas designated as
CONTROL Industrial and Business Park to be subject to site plan control,
with the exception of Public Open Space uses.
HERITAGE 6.4.2.5 Council shall encourage the conservation and adaptive reuse’of
CONSERVATION historic and/or architecturally significant buildings wjthin areas
designated as Industrial or Business Park in accgedance with the
Heritage Conservation chapter of this Plan
CONTAMINATED ~ 6.4.2.6 Council shall encourage the redewelopment of contaminated
SITES Industrial or Business Park s#t€s in accordance with section 5.4.8
of the Environment chapfer of this Plan.
AREAS IN 6.4.2.7 Council maygstpport the redevelopment of older and/or
TRANSITION

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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(i)  the redevelopment of the area is in keeping with th
long term transition of the entire area to simila
uses;

(b)  the environmental conditions of the site denot preclude
development (see Environment cha ; and

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

HIGHQUALITY ~ 6.4.2.8 Council shall require a high'Standard of architectural and
DESIGN

landscape design for Industrial and Business Park designations
adjacent to the Higltway 401 corridor given its visibility along an
international gafeway, in accordance with the Urban Design

chapter ofthis Plan. (added by OPA #60-05/07/07-B/L.85-2007-OMB
Decision/@rder No.2667, 10/05/2007)

6.4.3 Inddstrial 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 6.4.3.1 Uses permitted in the Industrial land use designation identified
Uses 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;

() 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)

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

ANCILLARY 6.4.3.2 In addition to the uses permitted above, Council may also pe
USEs the following ancillary uses in areas designated as Industrial6n
Schedule D: Land Use without requiring an amendment te’this
Plan:

(a) Open Space uses;
(b) convenience stores and restaurants profided that:

(i) by their size the uses are deSigned to serve the
employees in the Industial area; and

(i)  the evaluation crietria of policy 6.5.3.7 are satisfied.

(¢) adult entertainmengparlours provided that:

(i)  such ug€s are a minimum of 150 metres from lands
usedror zoned for residential, institutional or open
ce purposes; and

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.

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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LOCATIONAL
CRITERIA

EVALUATION
CRITERIA

6.4.3.3

6.4.3.4

M ath
AV d

Mumicinali

(Added by OPA #82 — June 20,2011, B/L 117-2011)
(Deleted by OPA #106 — November 6, 2015, B/L 143-2015)

Industrial development shall be located where:

(a)

(b)
(©
(d)

()

()

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

there is access to an arterial road;
full municipal physical services can be provided;

industry related traffic can be directed away from
residential areas;

peak period public transportation service can be provided;

there is access to designated truck routes.

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)

(b)

(©

(d)
(©)

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;

(i)  within a site of potential or known contamination;

(i)  where traffic generation and distribution is a
provincial or municipal concern; and

(iv)  adjacent to sensitive land uses and/or heritage
resources.

in keeping with the goals, objectives and policies of any
secondary plan or guideline plan affecting the surrounding

area;

capable of being provided with full municipal physical
services and emergency services;

provided with adequate off-street parking; and

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

DesicN 6.4.3.5 The following guidelines shall be considered when evaluating

GUIDELINES

(a)

(b)

the proposed design of an Industrial development:

the ability to achieve the associated policies as outlined in
the Urban Design chapter of this Plan;

the provision of appropriate landscaping or other buffers to
enhance:

(1)  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 6.4.3.6 In addition to the policies in Sections 6.4.3.3, 6.4.3.4,
TERMINAL 6.4.3.5, the following additional policies shall be
GUIDELINES .

considered when evaluating a Transport Te al:
(Amended by OPA139 - APPROVED May 4, 2021, B/L#53-2021)

(a) Prohibit the location of a Transport Xerminal adjacent to,
or near, sensitive land uses, suclras residential uses, unless
appropriate mitigation meagufes such as a berm, noise
barrier, or other bufferipg are in place to mitigate noise,
dust, and light pollytton, and odours from the Transport

Terminal;
(Amended by OPAA39 - APPROVED May 4, 2021, B/L#53-2021)

(b) Discorfage direct driveway access to/from a Transport
Tefminal 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)

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

intermodal opportunities;
(Amended by OPA139 - APPROVED May 4

6.4.4 Business P

usiness 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 6.4.4.1 Uses permitted in the Business Park land use designation include:
UsEs
(a)  establishments devoted to research, development and
information processing, busiess (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:

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

(i1) confine industrial operations within a building
and/or structure; and

(i)  do not require outside storage.

ANCILLARY 6.44.2 In addition to the uses permitted above, Council may pe
Uses .
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(i)  the evaluation criteria established in policy 6.5.3,
are satisfied, with the exception of the requirepa€nt
that the proponent demonstrate that market pipacts
on other commercial areas is acceptable.

(f)  Clubs, health studios. (amended by OPA #22 - 0746/02)

approved. to the satistaction ol 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 6.4.4.3 Business Park development shall be located where:
CRITERIA

(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 6.4.4.4 At the time of submission, the proponent shall demonstrate to the
CRITERIA satisfaction of the Municipality that a proposed business park

development is:

(a)

(b)

(©

(d)
(©)

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;

(i)  adjacent to sources of nuisance, such as noise,
odour, vibration and dust;

(i)  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.

in keeping with the goals, objectives and policies of any
secondary plan or guideline plan affecting the surrounding
area;

capable of being provided with full municipal physical
services and emergency services;

provided with adequate oftf-street parking; and
compatible with the surrounding area in terms of scale,

massing, height, siting, orientation, setbacks, parking and
landscaped areas.

DESIGN 6.4.4.5 The following guidelines shall be considered when evaluating
GUIDELINES the proposed design of a Business Park development:

City of Windsor Official Plan 5 Volume | 5 Land Use 6 - 27




(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:

(1)  all parking lots, and outdoor loading and service
areas; and

(i)  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.

(1)  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 loc or the purchase and sale of goods
and services. In order to en Windsor’s economy, ensure convenient
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

(¢) 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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6.13.3

6.13.3.1

6.13.3.2

6.13.3.3

6.13.4

6.13.4.1

Future Urban Area Polici

(c¢) For Future Urban Areas, where the area is of a sufficient syZe
to provide for a complete community, incorporating ¥ full
range of housing and supportive uses such as schoolg/parks,
neighbourhood commercial and institutional,

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

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

(f) Consideration of the cost impli
for the provision of physic
community services requi

tions to the City of Windsor
services, transportation and
d for development of the area.

Lands within the Futyfe Urban Area designation shall generally
develop for Residential uses but will also include associated
community suppértive uses such as parks and open space,
institutional, ¢gdmmercial and small-scale employment upon
completion Secondary Plans and other appropriate studies
servicing, transportation, stormwater management,
ironmental Assessment as required by this Official Plan.

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.

Future Employment Area Policies

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 servic
in Future Employment Areas will only be considered where
commercial or employment designations or uses were in gxistence
prior to their designation as a Future Employment Arga’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 andAfull physical services are not
anticipated in a reasonable timeframe

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

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

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 comprehensi lic participation program.

COOPERATION 7.2.2.4 Council
&
COORDINATIO

ork to achieve the coordinated planning, expansion and
intenance of the transportation system in cooperation with other public
agencies and private organizations to promote increased density of
development.

ALTERNATIVE 7.2.2.5 Council shall promote development patterns that support an increase in

DEVELOPMENT walking, cycling and public transportation in accordance with the Land
PATTERNS Use and Urban Design chapters of this Plan.

BALANCED 7.2.2.6 Council shall develop a balanced transportation system by:
TRANSPORTATION

SYSTEM (a) Adopting strategies and programs that increase public

transportation use, cycling and walking;

(b) Implementing the land use policies of this PlapAhat provide for a
more compact urban form and are intended A6 reduce the growth
in home based trip making;

(c) Maintaining a road level-of-servie€ that optimizes the use of the
existing network;

(d) Directing the expansiopr0f existing roads or the construction of
new ones in associgion with the application of transportation
demand managenient strategies; and

(e) Implemepting the urban design policies of this Plan that provide
for an #hproved street environment.

(f) #Mmplementing traffic calming devices in existing neighbourhoods
and requiring traffic calming in new neighbourhoods consistent
with the Traffic Calming Policy.

TRAFFIC 7.22.7 Council may require traffic calming devices on:
CALMING
DEVICES (a) Existing roads;

(b) All proposed development;

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

MuLTI-MODAL 7.2.2.8 Councj
FACILITIES

rage the development of multi-modal transportation
facilities at appropriate locations.

TRUCK ROUTE  7.2.2.9 Council shall establish and manage a truck route system to minimize the
SYSTEM 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 7.2.2.11  Council shall restrict the movement of hazardous goods to transportation
Goobs routes which avoid high risk areas and provide safe and direct access to

their intended destination.

PARKING & 7.2.2.12  Council shall require adequate off-street parking and loading facilities as
LOADINGS a condition of development approval in accordance with the Land Use
FACILITIES chapter of this Plan.

PARKING LOT 7.2.2.13  Council shall require parking lots to be designed in accordanc

DESIGN Urban Design chapter of this Plan.
PusLIC ON- 7.2.2.14  Council may allow, restrict or partiall rict on-street parking on
STREET specific roads as follows:

PARKING
rking shall not be permitted on Expressways, Class |
rial Roads and Scenic Drives;

(b) On street parking will be discouraged on Class Il Arterial Roads
and Class | 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 11 Collector R

RESTRICTON-  7.2.2.15  Council may restrict on-street parking in a manner that de€s not conflict
STREET with future and planned uses of the right of way by:
PARKING

may€ efficiently;

Removing on-street parking where the City has constructed off
street lots to offset the loss of on-street parking.

ON STREET Council may permit on-street parking as part of a streetscaping plan
PARKING — designed to create a buffer between road traffic and pedestrian sidewalk
STREET areas.

SCAPING

7.2.2.17  Council shall make provision for bicycle parking spaces by requiring
bicycle spaces at all developments.

LAND Use AND  7.2.2.18  Council shall recognize the link between land use and transportation
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 7.2.2.19  Council shall require the use of sustainable site design
SITE DESIGN Plan Control process to ensure accessibilit pedestrians and
cyclists by:

iring 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 connecti
and from the entrances of the development and cycliag facilities;

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

throughout the seasons;

(d) Ensuring that the sidewralk and cycling connections minimize the
walking and cyeting distance to and from the right of way and

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

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

SUPPORTIVE density residential, commercial and employment development within

DEVELOPMENT concentrated nodes and corridors that are adjacent to higher order transit
corridors.

MINIMIZING 7.2.2.21  Council shall implement land use patterns that promote sustainable travel

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

AND TRAVEL

DISTANCES (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 7.2.2.22  Council and Transit Windsor will encourage employers to manage t
DEMAND travel demand by:
MANAGEMENT

(@) Promoting the use of ride sharing and car- Ing to reduce
parking demand and to reduce vehiclesOn nearby streets;

(b) Promoting the use of bul special transit pass purchases by
employers for em es that offer discounts over regular transit
pass prices apgrencourage transit usage;

(© uraging companies to alternate hours of work to reduce the
peak hour traffic and parking demand.

PosT ouncil shall encourage post secondary institutions to implement tuition-
SECONDARY based bus pass programs to reduce travel and parking demand.
STUDENT

TRANSPORTATION
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COMMERCIAL 7.2.2.24  Council shall en
SCHOOLS ith transit.

ial schools to locate along roadways

TRANSIT 7.2.2.25 Council shall support transit friendly design by:
SUPPORTIVE
DESIGN (@) Planning for compact, higher density developments along nodes

and corridors;
(b) Creating street layouts that can accommaodate 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 7.2.2.26  Council and the School Boards shall promote a safe travel environm
TRANSPORTATION near schools by:

(@) Ensuring that new elementary school locations ageCentral to the
area that they intend to serve to reduce the nged for buses to
transport students;

(b) Ensuring that the location of new.sChools limits the need for
children to cross Arterial Rogds;

(c) Encouraging the use of‘traffic calming near elementary schools
constructed in new neighbourhoods;

(d) Coordinatifig the location of new schools with transit.
Intaining a policy for school areas that may include:
(i) Reduced speed limits in school zones;

(if) No stopping areas near school crossings to ensure visibility
of crossing guards and children;

(ii)Appropriate parking and stopping restrictions along school
frontages in consultation with the affected School Board and
local residents.
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ScHooL

ACTIVE
TRANSPORTATION

PLANS

CONTROLLED
ACCESS
DESIGNATION

SCHEDULE F-1
AND OPA #43

PEDESTRIAN
MOVEMENT

7.2.2.27

7.2.2.28

7.2.2.29

7.2.3

7.23.1

(f) Requiring all schools to provide adequate on-site parkin
loading/unloading facilities.
Council shall require that school boards implement active tgahsportation
plans for new or refurbished schools that include:

(a) Safe walking routes including new sidewalk€onnections, street
crossing improvements and other pedestridn infrastructure within
the school property or municipal road Aflowance fronting the
school property;

(b) Appropriate way finding signgge where necessary; and
(c) Sufficient bicycle parking facilities for all students.

Council may designate anyAfoad as a controlled access road, regardless of
classification for the puggose of protecting said roadway from driveway
accesses that would e detrimental to the road’s intended purpose or
function.

Schedule F-140 the Plan designates those elements that consist of rail
corridors grd some rail yards. The uses permitted on the lands so
designagéd are those currently in existence and those uses permitted by
the zgfing by-law.

hese 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:
(@) 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.

Pedestrian Network Policies
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 7.2.3.2 Council shall make pedestrian movement safer and more convenienjAdy:
NETWORK
(@) Requiring the provision of sidewalks in new developmenits as
follows:

(i) On both sides of all Class I and Class 1l Arterial Roads,
Class | and Class Il Collector Roads ahd Scenic Drives;
and

(i) On at least one side of all Logal Roads.

(b) Giving priority to the completipgh of the pedestrian network in
areas where there is significanit vehicular and pedestrian traffic
and policy clause (a) her-j has not been met;

(c) Installing signalized gedestrian refuge median islands where
warranted;

(d) Maintainingthe structural integrity of all existing pedestrian
network grfd walkway connections in neighbourhoods;

(e) Ensyfing the natural surveillance of all existing pedestrian
kway connections in neighbourhoods to optimize safety such
hat the amount of unobservable space is minimized;

(f) Requiring street lighting;

(9) 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  7.2.3.4  Council shall provide for the development of the Recreationway by:
DEVELOPMENT
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(@) Providing for its construction and maintenance;

(b) Ensuring that the design of the Recreatig
connects with the Greenway Syste
neighbouring communities;

ay complements and
ther areas of the city and

(c) Ensuring that ne velopment proposals and infrastructure
undertakings#fclude extensions and improvements to the
fohway; and

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 7.2.4.2 For the purpose of this Plan, the Bikeway is a planned network of grand
DEFINITION off road cycling facilities.

BIKEWAY 7.2.4.3 Council shall provide for the development of Bikeways

DEVELOPMENT

(a) Designating Bikeways on Schedule F: Rodds & Bikeways;
(b) Implementing, monitoring and updating the cycling master plan;
(c) Providing for the constryetion and maintenance of both on and
off-road cycling facilitfes;
with the ReCreationway and neighbouring communities;
(e) Epsuring 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 7.2.4.4 Council shall require the implementation, monitoring and updating of a
MAST LAN cycling master plan that:

(a) Addresses the engineering, education, enforcement and
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SAFETY

PusLIC
TRANSPORTATION

IMPROVE

PusLIC
TRANSPORTATION

7.2.5

7.25.1

7.25.2

encouragement of commuter and recreation cyclin
Windsor;

(b) Provides principles, policies

commuter and recreatiorcycling needs from a comprehensive
perspective inclueing the integration with other transportation
acilities; and

rategic plans which address

Identifies priorities for new Bikeways and Recreationways.

Council shall encourage the separation of cyclists and pedestrians
wherever possible to avoid potential conflicts.

Public Transportation Policies

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

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

(@) 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;

(9) 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 7.2.5.3 Council encourages the creation of a Regional Pu
PusLIC

TRANSIT
SYSTEM

7.2.6 Road Network Policies

RoAD 7.2.6.1 The road network within Windsor is classified as follows:
CLASSIFICATION

(i) Provincial Highways;

(i) Expressways;

(iii) Class I Arterial Roads;

(iv) Class Il Arterial Roads;

(v) Class I Collector Roads;

(vi) Class Il Collector Roads;

(vii) Scenic Drives; and,

(viii) Local Roads.
PROVINCIAL 7.2.6.2 Council recognizes Provincial Highways as follows:

HIGHWAYS
(@) Provincial Highways shall ignated on Schedule F: Roads
and Bikeways firsecondary plans, where appropriate; and

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;

(if) 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 Il Arterial Roads, Expressways or Provincial
Highways;

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

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

Crass| 7.2.6.4 Council shall provide for Class | Arterial Roads as follows:
ARTERIAL
RoADsS (@) 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 | Arterial Roads, Class Il
Arterial Roads or Class | Collector Roads;

(iv) Direct property access shall not be permitted to Class | Arterial
Roads;

(v) Cycling facilities may be permitted on Class | Arterial Roads;
and
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(vi)On Street parking shall not be permitted on Class | Arterial
Roads.

Crassll 7.2.6.5 Council will provide for Class Il Arterial Roads as follows:

ARTERIAL

RoADs (@) Class II Arterial Roads shall be designated on Schedulg”"F’ and in
any secondary plan or master plan where appropriatg’

(b) Operational and design characteristics:

(i) Class Il Arterial Roads may be designated as Controlled Access
Highways and shall have a minimum pght-of-way of 42 metres;

(ii) Class Il Arterial Roads shall be
of traffic;

Signed to carry high volume

(iii)New intersections shall n
Highways;

be permitted with Provincial

(iv)New intersectionsAvith local roads shall be discouraged;

(v) Cycling facijties may be permitted on Class Il Arterial Roads;
(vi)On stregf parking may be removed to facilitate the installation of

turn Janes where turn lanes are warranted for capacity or safety
reggons; and

1) 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 |
COLLECTOR
RoADs

7.2.6.6 Council will provide for Class | Collector Roads as follows:

(@) 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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SAFETY
MEASURES

CONSULT
RAILWAYS

EcoNoMmIC
BENEFITS

SUFFICIENT
PORT LANDS

Economic
BENEFITS

DEVELOPMENT
WITHIN THE
AIRPORT
OPERATING
AREA

7.2.8.10

7.2.8.11

7.2.9

7.29.1

2.9.2

7.2.9.3

7.2.10

7.2.10.1

7.2.10.2

(F) All proponents of new development abutting a rail yard, whi
require a rezoning (exclusive of a zoning by-law consolidation),

berms and security fencing to the satisfaction of gie Municipality,
in consultation with the relevant public agencyand the
appropriate railway company.

All proposed development adjacent to a railysay right-of-way or rail yard
shall be required to incorporate approprigt€ safety measures such as
setbacks, berms and security fencing t@'the satisfaction of the
Municipality in consultation with refevant public agencies and the
appropriate railway company.

All proponents of develogment within 500 metres of a railway right-of-
way are encouraged to eonsult with the appropriate railway company
prior to the finalizagkon of any noise and vibration abatement study or
development progosal.

the Port of Windsor by promoting the development of Waterfront Port
and Employment uses, including multi-modal facilities, at appropriate
locations within Windsor.

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.

Council shall require that all waterfront land uses and port facilities have
adequate access to and from the land transportation system.

Air Transportation Policies

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.

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 7.2.10.3  Council shall ensure that new development in the vicinity of the Windsor
VIBRATION Airport includes appropriate noise and vibration abatement measures in
ABATEMENT 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 Sc¢
Development Constraint Areas and Schedule ‘E’.€ity Centre Planning
District and should be read in conjunctioprith Land and Infrastructure
chapters of this Plan.

GENERAL 7.211.1  For the purpose of this-pfan, the Detroit-Windsor Tunnel Development
BOUNDARIES Constraint Area4s defined as the triangular area of land beginning at the
Detroit-Windsor Tunnel and Park Street East, extending
east to the Detroit River, as shown on Schedule ‘C’: Development
Constraint Areas and Schedule ‘E’: City Centre Planning District.

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  7.3.2.1  For the purpose of this Official Plan, infrastructure inc ,

DEFINITION stormwater management and water works, waste_management systems,
electric power, communications, telecom cations, transit corridors,
transportation corridors, and oil and pipelines and associated
facilities.

MANAGEMENT  7.3.2.2 Council may requirettie preparation, implementation and monitoring of

PLAN an Infrastruct anagement Plan for Municipally owned and/or
operatedmtfrastructure, such as sewerage and stormwater management

, 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 7.3.2.3 Council shall require all new developments to have full municipal

DEVELOPMENT infrastructure available, or agreements in place to provide such
infrastructure, as a condition of approving a development proposal.

INDIVIDUAL ON-  7.3.2.4 Council shall not permit development on individual on-site s
SITE SEWAGE services beyond existing farm living lots.
SERVICES

NEwW 7.3.2.5 Council shall not permit the ing
INDIVIDUAL ON- services in new develo

ion of individual on-site sewage

SITE SEWAGE

SERVICES

MONITOR 7.3. Council shall monitor the available uncommitted reserve capacity of
CAPACITY existing Municipally owned and/or operated infrastructure to ensure that

they can accommodate projected long-term growth.

7.3.3 Infrastructure Provision Policies
INFILLING 7.3.3.1 Council shall encourage the development of existing serviced,
GIVEN underutilized or undeveloped lands within Windsor prior to the extension
PRIORITY of municipally owned and/or operated infrastructure to vacant areas

within Windsor.

EVALUATINGA  7.3.3.2 Council shall only approve the extension of m y owned and/or
PROPOSED operated infrastructure within Wi when the following factors have
EXTENSION been addressed:
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ADJACENT
MUNICIPALITIES

NATURAL &
RECREATION
OPPORTUNITIES

MINIMIZE

CONSOLIDATE
INFRASTRUCTURE

INTEGRATE
WITH
DEVELOPMENT
PATTERN

INFRASTRUCTURE
PLANS

INTERI
ASTRUCTURE

7.3.3.3

7.3.3.4

7.3.3.5

7.3.3.6

7.3.3.7

7.3.3.8

7.3.3.9

(a) The need for the extension of infrastructure has been clearl
demonstrated through a comprehensive analysis and pu
consultation process completed in accordance with retévant
provincial legislation;

(b) The resulting extension provides infrastpucture to areas which are
currently designated and planned foreevelopment in accordance
with the Land Use chapter of thisPlan and secondary plans,
where appropriate;

(c) The extension of inft,
development.

ructure provides for a logical phasing of

Council shall copgider the provision of municipal infrastructure to
adjacent mupi€ipalities and/or County of Essex in accordance with
section of this Plan.

uncil 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.

Council shall require that the provision, expansion or modification of
infrastructure minimize negative effects on existing neighbourhoods,
adjacent land uses and the natural environment.

Council shall require the consolidation of infrastructure within rights-of-
ways.

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.

Council shall require an infrastructure plan or other suitable st
completed in accordance with relevant provmual Ieglsl fon prior to the
approval of a development proposal that deter

(@) The routing, sizing, cost ing and timing of infrastructure;

(b) How an ative impacts on existing infrastructure, the
fronment and the surrounding area will be addressed; and

(c) Other issues as appropriate (see Part V: Implementation).

Council may allow interim servicing solutions prior to the provision of
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INTERIM
INFRASTRUCTURE

AGREEMENT

COMBINED
SEWER
SEPARATION

DETERMINING
NEEDS

IMPLEMENT
MEASURES

full municipal infrastructure in order for a development to proceed, b
shall ensure that:

(@) Such interim infrastructure solutions will not create gdverse
capacity problems elsewhere in the system or prejutiice the
Municipality’s achievement of an infrastructurg/Solution for the
surrounding area; and

(b) Any interim infrastructure solution wil¥not create any adverse
effects on public health, safety or the environment.

7.3.3.10  As a condition of approval of interimhfrastructure, Council shall require
an agreement which addresses issy&s such as the installation and
termination of the interim infrastfucture, and the installation of permanent
infrastructure.

7.3.4 Sewerage and Storpfwater Management Works Policies

7.3.4.1 Council shall prg¥ide for the continued phasing-in of the separation of
combined sewefs based on the direction in the Infrastructure
Managemept Plan.

7.3.4.2 Coungfl shall provide for the rehabilitation of the existing sewerage
system with priority given to those areas identified in an Infrastructure
anagement Plan where:

(@) 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.

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 7.3.4.4 Council shall protect pollution control plants from incompati
CONTROL development in accordance with the Environment r of this Plan.

PLANTS

STORMWATER  7.3.4.5 icipali evelop stormwater management plans for
MANAGEMENT develo as of Windsor to control and improve the quality and
FOR antity of runoff.

DEVELOPED

STORMWATER  7.3.4.6 Council, in consultation with appropriate public agencies may require a

MANAGEMENT proponent of development to submit studies of stormwater runoff and its
FOR PROPOSED impact on the water quality and quantity of receiving watercourse based
DEVELOPMENT on the Ministry of Environment’s current provincial guideline manual for

stormwater management design.

DeveLoPMENT  7.3.4.7 Council shall require proponents of development that require stormwater
PROPOSALS management systems to:

(@) 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 7.3.4.8 Council, in consultation with appropriate public agencies shall require

AVAILABLE proponents of development to employ the best available methods in the

METHODS planning, construction and eventual use of storm water management
systems.
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be permitted in all land use designations without amend
provided the planning of all such facilities are ved under, and

satisfy the provisions of relevant fe nd provincial legislation and
Industry Canada’s proce

CONSULTATION  7.3.6.5 Utili oviders, 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  7.3.6.6 Council shall encourage uses requiring large volumes of water to:

USERS
(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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SCHEDULE G:
Civic IMAGE

HERITAGE
AREAS AND
HERITAGE
CONSERVATION
DISTRICTS

HERITAGE
AREAS

GATEWAYS

8.2.2.2

8.2.2

8.2.2.4

8.2.25

(1)  the interconnected landscape features, such as the
Ganatchio Trail, waterfront parks, Riverside Dri
and bikeways;

(i) the distinctive neighbourhoods and vibr
commercial areas such as Walkerville/Sandwich,
Erie Street, Ottawa Street and City Zentre; and

(i) the natural areas within Windsdr, such as Ojibway
Park, Devonwood Conservation Area and the Herb
Gray Nature Reserve.

The following civic image desighations shall appear on Schedule
G: Civic Image:

(@) Heritage Areg;
(b)
(©)

(d) Instreets (refer to section 8.11);

Civic Way (refer to section 8.11); and
()  Future Community Nodes.

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.

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.

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:

(@  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  8.2.2.6 Council may require an
STUDIES approval in accordance with section 10.2 of this

Plan.
DEVELOPMENT  8.2.2.7 Council will ensure that a proposed development or infrastructure
OR undertaking enhances the image of Windsor, its districts and/or its
INFRASTRUCTURE

EVALUATION neighbourhoods by complementing and contributing to:

(7) theactivityand-characterof-thearea:

(Deleted by OPA #66-11/05/07-B/L.209-2007)
(@) 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/L.209-2007)

(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/L.209-2007)
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8.3

8.3.1
COMFORT 8.3.1.1
PEDESTRIAN 8.3.1.2
SCALE
SENSE OF 8.3.1.3
PLACE

8.3.

PEDESTRIAN 8.3.2.2
SCALE

REST AREAS 8.3.2.3

Design For People
Objectives

To achieve maximum user comf
development.

in the design of new

To foster develgpsrient that provides a pedestrian scale.

r a sense of place within Windsor and its neighbourhoods.

Policies

Council will encourage buildings and spaces to be designed to
accommodate interpersonal communication and observation.

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

(@) 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.

pedestrians.
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(b) providing a limited number of access routes while
allowing users some flexibility in movement; and

(© ensuring that access opportunities enhance and
complement observation.

Civic 8.12.2.3 Council will promote designs which provide a sense of public
RESPONSIBILITY ownership and civic responsibility by:

(@) 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;

(© 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 8.12.2.4 Council shall promote the design of circulation systems which
ACCESS ensure prompt access to adjacent buildings and properties for
effective emergency services.
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VISIBILITY &
SAFETY

PROMINENT
BUILDINGS &
SPACES

MINIMIZE
INTRUSIO

TRANSPORTATION
SYSTEM

PuUBLIC SAFETY

ORIENTATION

Civic IMAGE

COMPLEMENT
NEIGHBOURHOOD

COMPATIBLE

8.13

8.13.1

8.13.1.1

8.13.1.2

13.1.3

8.13.2

8.13.2.1

8.13.2.2

8.13.2.3

8.13.2.4

8.13.2.5

8.13.2,

Objectives

To ensure that lighting i

Lighting

es visibility and safety.

rominent buildings and spaces through the use of

To minimize intrusive lighting.

Policies

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

Council will promote adequate lighting in areas where pu
safety is of concern and would be appropriate.

Council shall promote the use of lighting to aeCent steps, turns,
ramps, transit stops and other features frequently encountered in
the urban environment.

Council will promote the kghting of prominent buildings,
monuments and featwres to accentuate civic and architectural

Councikwill promote the use of lighting which complements and
ephdnces the established character of an area or neighbourhood.

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.

Council will encourage the use of lighting that avoids intrusive
lighting onto adjacent properties.
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CULTURAL
HERITAGE
RESOURCES
DEFINITION

BuiLt
HERITAGE
RESOURCES
DEFINITION

CULTURAL
HERITAGE
LANDSCAPE
DEFINITION

ARCHAEOLOGICAL
MASTER PLAN

AREA STUDIES

INDIVIDUAL
SITES

PuBLIC
ASSISTANCE

9.3

9.3.1

9.3.1.1

9.3.1.2

9.3.1.3

9.3.2

9.3.21

Policies
General

For the purpose of this Plan, heritage resource§ include built heritage
resources and cultural heritage landscapgs‘that Council has identified as
being important to the community.

Built heritage resources ufclude buildings, structures, monuments,
installations or remaj#aS associated with architectural, social, political,
economic or milj

Culgral heritage landscapes are defined geographical areas of heritage

rgnificance, 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.

For the purpose of this Plan, a Heritage Area is an area or neighbourhood
where there are collections of important heritage resources.

Identification of Heritage Resources
Council will identify Windsor’s heritage resources by:

(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)

(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;

(c) Researching and documenting the history, and architectural and
contextual merit of potential heritage resources on an individual
property basis;

(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 ~ 11.6.3.1  All amendments to the Zoning By-law(s) shall conform with this Plan.

MusT The Municipality will, on each occasion of approval of a change to the

CONFORM 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 11.6.32  All applications for Zoning By-law amendments shall be processed i
PROCEDURE accordance with the provisions of the Planning Act, and regulation
pursuant thereto, and the procedural requirements of this Plan. |

EVALUATION 11.6.3.3  When considering ap
CRITERIA shall consider the p
generality of the

cations for Zoning By-law amendments, Council
icies of this Plan and will, without limiting the
regoing, consider such matters as the following:

(@) TheAelevant evaluation criteria contained in the Land Use
apter of this Plan, VVolume Il: 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.

Bonusing Policies
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Zoning By-law 8600 Section 19 — Manufacturing Districts 2 (MD2.) 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 6.0m

.7 Side Yard Width — minimum

a) From aside lot line that abuts a lot on which a

dwelling or dwelling unit is located 6.0m
b) From an exterior lot line 3.0m
.8 Landscaped Open Space Yard — minimum 15% of lot area

City of Windsor This by-law shall be read in its entirety Page 19.2
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13.

Executive Summary

The Windsor International Airport is owned by the City of Windsor and operated by Your Quick Gateway
(Windsor) Inc.(YQG), a wholly owned Federal share corporation of the City of Windsor under a long-term
management agreement.

The Windsor International Airport Master Plan is the overall planning document that will guide the
development of the Airport and assist the City and private sector in making land use decisions involving
surrounding lands.

The Master Plan provides an in-depth profile of the physical conditions and capacities of the Airport's
facilities and infrastructure and determines requirements to meet future needs and development potential,
while recognizing the financial implications of improvements.

The goal of the Master Plan is to stimulate cost effective development on the Windsor International Airport
lands through the short (2010-2015), medium (2016-2020) and long-term (2021-2031) planning horizons.

The Master Plan builds on the vision of YQG and the City to also facilitate long range planning and
development on the surrounding lands that support and reinforce the City's investment in Windsor
International Airport.

Windsor International Airport has the potential to be a driver of economic activity and support businesses
and industries that rely on air transportation.

In order to attract increased economic activity to the Airport lands, additional capacity needs to be provided
in terms of land available for development with appropriate access and municipal services.

The Master Plan addresses these issues and aims to identify fands required for airport related commercial
development as well as identify areas for non-airport related employment uses on lands deemed surplus to
the projected long-term needs of the Airport.

The Windsor International Airport property is approximately 813 hectares in size and is located within the
Sandwich South Planning District in the City of Windsor, approximately 8 km south of the Windsor
Downtown area.

The Airport is part of the Windsor-Essex Region, composed of the City of Windsor and the County of Essex.
The Windsor-Essex Region has a strategic gateway location on the Canada/U.S. border. Its proximity to the
Metro Detroit area and the location of important transportation infrastructure has allowed Windsor-Essex to
be a central focus for NAFTA trans-border business activity.

The Windsor-Detroit gateway is the busiest commercial land border crossing in North America — with
approximately 3.5 million trucks crossing each year.

From a strategic market perspective, the Windsor-Essex Region is centrally located within an 8-hour drive
from almost half of the North American population. Detroit's market accounts for an additional 4.5 million
people within 65 kilometres of the Airport and about 25 million people can be reached within 400 kilometres.

Windsor's strategic gateway location creates opportunities for cross-border, multi-modal business between
Detroit/Windsor, the Windsor International Airport and the Sandwich South Planning District. The City of
Windsor is a focal point for traffic flows into Canada from the Detroit/Chicago corridor. Windsor is part of the
Continental Gateway Initiative, which focuses on developing a sustainable, secure and efficient multi-modal
transportation system, including roads, rail, ports, airports, inter-modal facilities and border crossings.

Windsor International Airport Master Plan i—
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The Sandwich South Planning District, which includes the Windsor Intemational Airport, has the potential to
become Ontario's primary western business gateway and a major multi-modal hub and logistics cluster for
products entering and leaving Canada to the United States. The multi-modal hub links the Airport to
Highway 401 and the Lauzon Parkway extension, the Ambassador Bridge, the 3 Intemational Crossing
and Windsor-Essex Parkway, the Detroit-Windsor Tunnel, the Detroit-Windsor Truck Ferry, the Windsor
Port, CP Rail and Canadian National Railway.

The portion of the Windsor International Airport lands being used for the operating airport are designated
“Airport” in the City of Windsor Official Plan.

Over 250 hectares of lands on the Airport property located to the east of the operating airport are
designated “Future Employment Area” in the Official Plan. These lands are being planned by the City to
accommodate non-airport related employment and business park uses in support of the gateway and multi-
modal hub concept.

Windsor International Airport currently includes an air terminal building, two runways, seven taxiways and
two public aprons as well as air navigation facilities, aviation service facilities and other airport support uses.
The core development area is located in the southwest quadrant of the Airport property.

The existing runways, taxiways and aprons require regular maintenance and periodic resurfacing.

The City of Windsor recently invested $1.2 million in infrastructure improvements to the air terminal building.
The objective of the project was to improve circulation, provide additional aircraft gates, and expand the
capacity of the passenger departure lounge. The interior of the air terminal building was renovated to reflect
a modern, up-to-date interior design. The grounds were landscaped in the spring of 2008 to create a strong
first impression and recognize the Airport's commitment to protecting the environment.

A passenger capacity assessment of the existing air terminal building indicated that space is limited in the
international arrivals and baggage hall which affects international processing standards. The terminal
building has the capacity to process one intemational passenger flight at a time within the arrivals hall. This
lack of space creates congestion for international flights. The check-in area and concourse are also
comparatively undersized, and cannot accommodate multiple departing flights, causing passengers to
queue in the concessions and vending area.

Regarding air cargo, the Windsor International Airport currently does not provide dedicated cargo services.
Any cargo arriving or departing the Airport is handled either on the ramp or through a private/charter flight
company on an ad-hoc basis. The Airport has a temporary hangar with a loading dock to accommodate low
volumes of cargo.

Regarding future business, Windsor International Airport is exploring multiple opportunities for the Airport
lands, including an inter-modal cargo transfer facility called a “Cargo Village” and a
maintenance/repair/operations facility (MRO) for aircraft. The Cargo Village project includes a cargo transfer
facility, forwarding, customs brokers, distributors, warehouses and trucking activities. It is intended that
additional non-airport related businesses will develop in the adjacent business park and on surrounding
lands in the South Sandwich Planning District.

The Cargo Village and MRO projects have far reaching implications for the City of Windsor by helping to
“kick start” the development of the multi-modal hub and create new attendant employment opportunities for
residents of Windsor-Essex. The Cargo Village's indirect economic benefits include an increase in
passenger traffic activity and additional revenue for the Airport.

Developing passenger forecasts for Windsor International Airport is difficult because passenger choice of
airport is highly sensitive to fare differentials. It is especially significant that travel to high volume Canadian
destinations has often been considerably cheaper from Detroit than from Windsor. Services to Canada from
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Detroit are often more direct than from Windsor and competition is stronger. These factors make the traffic
volumes of any airport in a multi-airport region such as Windsor-Detroit problematic. Traffic depends
primarily on the scheduling and pricing decisions of the airlines. It is difficult to quantify latent traffic and
actual airport traffic volumes severely underestimate the market size. Therefore a passenger traffic market
study is required to determine the true size of the Windsor-Essex market for the Windsor International
Airport. There are no satisfactory statistics available to estimate this market in the absence of this type of
study.

The Master Plan made the following recommendations regarding improvements and major upgrades to
airport facilities:

Airfield System

Runways

o Land be reserved for extension of Runway 07-25 to 3,048m (10,000 ft.) in the event of regular use
by B747-400 cargo aircraft and these aircraft have a requirement to carry higher loads over longer
distances than may be undertaken with the current runway length.

° It is recommended that the Airport continue regular maintenance of runway facilities, particularly
Runway 12-30.

Taxiways

o Land be reserved to allow future extension of Taxi ‘H' to serve an extension of Runway 07-25 and
to provide access to airside commercial land.

° Taxiway be constructed north of Runway 07-25 to provide access to the planned employment
fands.

° Taxiway be developed on the east side and parallel to Runway 12-30 to provide access to the new

south employment areas This taxiway will also provide access for heavy aircraft to/from these
employment lands to Runway 07-25.

Aprons

° Apron | be expanded in the vicinity of Taxi ‘G’ in the event parking is required on a regular basis for
B747-400 cargo aircraft. This will protect the precision approach zoning surface supporting
Runway 12-30.

. Land be reserved for westerly expansion of Apron Ill in the event passenger growth beyond the
traffic forecasts is achieved.

) Land reserve be established in the infield adjacent to Taxi ‘H' for ultimate development of a new
apron and associated air terminal complex.

Capacity

° Due to the current and expected aircraft movement volumes at the Windsor International Airport,

the current airside capacity is expected to meet the needs of the Airport for the planning horizon.

) Additional runways will not be required within the planning horizon as current capacity is adequate.
The addition of taxiways paralleling Runways 07-25 and 12-30 will further increase the maximum
throughput capacity of the runway system.

Windsor International Airport Master Plan i —



Air Navigation Facilities

Air Traffic Control Tower

o Land reserve be established in the infield near the intersection of Runways 07-25 and 12-30 for
construction of a new control tower should this be required due to development of higher buildings
and structures in certain portions of the infield.

Air Terminal Building

Current Air Terminal Capacity

° Estimated that departing passengers in the air terminal are currently experiencing LOS ‘B’ Level
(Conditions of stable flow; high level of comfort); there is adequate space for travelers in pre-
boarding security and departure lounge areas.

Operational Deficiencies

° Passengers arriving on international flights are currently experiencing a LOS ‘E’ or lower during
peak periods as the arrival and baggage hall is smaller than the recommended size, suggesting
that unstable flow and capacity limiting conditions are present.

° Air terminal building requires a larger capacity for international and trans-border passengers
arriving at Windsor International Airport.

o Immediate expansion program be undertaken to provide additional space for passenger check-in
queuing, international and trans-border arrivals, related amenities and concessions.

° Current building configuration is not considered optimal as some functions meet or exceed space
requirements.

o To achieve a better level of service, the air terminal building be modestly expanded from it current
size of 4,716m? to 5,250m?2 along with some minor reconfigurations to optimize functional space
assignment.

Short-Term Requirements (2010 - 2015)

o Air terminal building ground floor area be expanded to a minimum of 5,800m2to serve the projected

growth in peak passenger volumes in the short-term (to 2015). Some reconfiguration is also
required to achieve an acceptable level of service.

° Areas requiring expansion include Check-in, Passenger Screening, Departures Holdroom,
Domestic Arrivals and International Arrivals.

o Given the age of the air terminal building (opened in 1958), an engineering study of the complete
building be undertaken to confirm the need, identify costs and develop the optimum strategy for
making the required improvements.

Medium-Term (2020) and Long-Term (2030) Requirements

° There is adequate space for significant air terminal expansion in both westerly and southerly
directions as existing roads and parking can be realigned.

° Medium-Term and Long-Term expansion follow a westerly axis paralleling the current and future
Apron lIl layout and that expansion proceed southerly towards the groundside to increase the
overall width of the air terminal building.
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Access Roads and Parking

o The Lauzon Parkway Improvements Environmental Assessment study will confirm the preferred
solutions for roadway improvements including the suitability of site access locations to the Airport
lands.

o Complete traffic impact studies to confirm external roadway improvement measures to
accommodate development.

. Parking study be undertaken immediately to determine current and future demand characteristics
and requirements at the Airport.

o Additional lands be reserved in the general vicinity of the air terminal building to accommodate
long-term parking growth.

Utilities and Services

Water Supply

° Assessment of the Airport's existing on-site water distribution system be carried out to identify

opportunities to modify/expand the existing system.

Stormwater Drainage
o Environmental studies of the woodlot and provincially significant wetlands be updated and compiled
in a more comprehensive biological inventory for flora, fauna and aquatic species.

° Comprehensive functional stormwater management study be completed to identify an appropriate
strategy for implementing the necessary runoff control and mitigating measures for the
development of these lands, including the phased implementation of the stormwater management
facilities.

Electrical and Communications

Field Electrical Centre

o Engineering study be undertaken in the short-term to assess the existing systems, equipment and
components in the field electrical centre to determine the life expectancy of the facility.

Aircraft Services
Fuel Facilities

o Develop a bulk fuel storage facility on a lot in the employment lands located at the west end of
Phelps Drive to permit both airside and/or groundside access for fuel tankers with minimal
disruption to Airport operations.

De-icing Facilities.
° Designated de-icing area be established on Apron il as operations increase in the future.

Airport Maintenance
Maintenance and Fire Hall Building
o As airport maintenance requirements increase, that consideration is given to constructing a new

maintenance building at an alternate location, including consideration for combining this with
emergency response services.
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The Master Plan provided the following recommendations regarding improvements and major upgrades to
general aviation facilities:

Air Cargo

) Develop air cargo facilities in two (2) phases along with a Cargo Village as recommended in Air
Cargo Development Study (Lufthansa Consulting).

° Airside service road be constructed linking Apron Il to Apron I, and Apron | to the north
employment lands as required to support air cargo facilities development.

Cargo Village

o Develop cargo village in accordance with Air Cargo Development Study (Lufthansa Consulting).

Multi-Modal Port

o Lands be reserved for a multi-modal port with a configuration of roughly 235 ha.

Pre-Clearance Facility

) A pre-clearance facility could be located in or adjacent to the air cargo building. If it also serves
truck traffic, it would need to be near in or adjacent to the Cargo Village.

. Sufficient land is also available in the Sandwich South area to accommodate a pre-clearance
facility.

Aircraft Maintenance and Support

° Lands be reserved for the development of a maintenance, repair and overhaul facility in the airside
employment lands.

Airport Business Park

° Lands be reserved for the development of a business park on the lands deemed surplus to the
operating airport.

General Aviation
° Lands be se aside to attract new and expand existing general aviation uses.
Airport Related Commercial

° Lands be reserved within the infield area of the Airport property for major Airport related business
and employment uses.

° Development of high structures in certain portions of the infield area may interfere with sight lines
from the current air traffic control tower. All proposed infield development projects be subject to
review by Airport management and if a sight line issue is identified, relocation of the air traffic
control tower to a new infield location may be necessary in order for the development to proceed.

The Master Plan recommended a Development Plan to meet the current and future airside, air terminal and
groundside requirements of Windsor International Airport. The plan allocates sufficient land to accommodate
Airport growth beyond the planning horizon.

The Development Plan recommended certain projects along with the trigger points when each project will be
required.
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Development Plan

Project Phasing Trigger ROM Cost Refer.
Sect.
Airport Lands
Construct partial parallel taxiway north of To provide access to new north employment lands, $ 10 million 512
Runway 07-25. as demand develops.
Construct taxiway on the east side and To provide access to the new south employment $ 3.5 million 51.2
parallel to Runway 12-30. lands and access by heavy aircraft from these lands
to Runway 07-25, as demand develops.
Expand Apron | in the vicinity of Taxi ‘G’ to To provide parking for B747-400 cargo aircraft as $ 2 million 513
accommodate Code E aircraft. demand develops and Runway 12-30 requires
precision approach zoning protection.
Maintain Runways to extend the life of these | Short-term repaving of Runway 12-30 (2016). $ 1.5 million 5.1.1
assets.
Construct airside service road linking Apron | As required to support air cargo facilities $210,000 6.2
Il to Apron |, and Apron | to the north developments.
employment lands.
Expand ATB to approximately 5,250m? to Immediate requirement to serve current peak hour $2.0 million 53.3
provide additional space for passenger passengers (TPHP) of 157.
check-in queuing, international and trans-
border arrivals, related amenities, and
concessions.
Expand ATB to 5,800m? to meet projected Expansion anticipated in the short-term (6 years) to $2.5 million 534
growth in passenger fraffic in the short-term. | serve projected peak hour passenger (TPHP)
growth to 253.
Prepare engineering study of the ATB. Prepare prior to embarking on ATB improvement $50,000 534
programs.
Complete drainage and pavement Short-term to medium-term need, subject to $ 1.5 million 5.4.1
resurfacing of private groundside and airside | roadway conditions.
roadways serving the Airport operations.
Prepare Airport parking study. Immediate requirement to determine current and $35,000 54.2
future demand characteristics and requirements for
parking.
Prepare engineering study of the FEC. Short-term requirement to assess the existing $15,000 5.6.3
systems, equipment and components in the FEC
and the life expectancy of the facility.
Construct a new maintenance building at Medium-term, as maintenance requirements $ 2.5 million 5.9.3
another location on site, including increase.
consideration for combining this with
emergency response services needs.
Develop a Secondary Plan/Official Plan Short-term. By City 6.6
Amendment to re-designate future Planning &
employment area to permit employment uses Eng. Depts.

including a Business Park and establish road
and servicing network.
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Project Phasing Trigger ROM Cost Refer.
Sect.
Develop Phase | air cargo facility. Immediate investment to foster air cargo $TBD 6.3
development.
Develop North Side Employment Lands. Development of Phase Il air cargo facilities, or $TBD 6.3
shortage of general aviation development land.
Develop South Side Employment Lands. Development of large MRO and/or aerospace $TBD 6.8
manufacturing on adjacent employment lands.
Develop Cargo Village. Assemble as critical mass of related businesses $TBD 6.3
develops on Airport lands in vicinity of each other
Develop Multi-Modal Port. Development of Multi-Modal Rail/Truck Facility. $ TBD 6.4
Complete a stormwater management (SWM) | Immediate need for SWM Plan. $50,000 | 5.5.3and
plan for the Airport lands and implement Short-term to longer-term implementation of SWM $15.6 million 5.10
stormwater management measures. facilities in stages as development proceeds.
Protect and maintain environmental sensitive | Immediate to short-term. N/A 55.3 and
area adjacent the Airport Woodlot. 510
Complete environmental studies to confirm Short-term. $TBD | 5.5.3and
the significance of the natural environment 510
and mitigating measures resulting from
development impacts.
Surrounding Lands
Complete environmental assessment studies | Immediate. $TBD 24.2
for County Road 42 and Lauzon Parkway.
Implement the preferred road improvement Short to medium-term. $TBD 2.4.2
alternatives arising from the above
environmental assessment studies.
Complete traffic impact studies to confirm Progressive studies as development opportunities $1BD 24.2
external roadway improvement measures to | arise.
accommodate development.
Confirm existing water distribution system Immediate to short-term. $ 26.3 million 551
capacity and associated improvements in the | Trynk watermain facilities from Banwell (North of EC
interim until trunk feedermains are completed | Row) to Cabana (East of Howard).
by WUC.
Complete a sanitary servicing study to Medium-term. $ 50,000 55.2
confirm the opportunities to expand the
drainage area boundary for the trunk
sanitary.
Complete improvements to the Little River Longer-term. $ TBD 5.5.2

Pollution Control Plant, as required to meet
sewage flow demands from the expanded
service area.
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29. The Recommended Land Use Plan shown on Figure 7.1 of the Master Plan addresses the short, medium
and long-term development potential of the Windsor Intemational Airport.

30, The Recommended Land Use Plan:

Provides sufficient land to meet the long-term requirements of all essential aviation activities at
Windsor International Airport;

Provides flexibility to accommodate targeted airport and non-airport related business investments
that support the development of a strategic gateway and multi-modal hub centred on the Windsor
International Airport and the Sandwich South employment area;

Ensures that land is developed for uses that are compatible with the safe and efficient operation of
aircraft at the Windsor International Airport;

Ensures that land is developed in a manner that is compatible with the adjacent Community;
Guides the development of Windsor International Airport in a logical and orderly manner ; and

Protects the interests of the City as well as the tenants within boundaries of the Windsor
International Airport property.
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1 Introduction

1.1 Plan Objectives

The Windsor International Airport Master Plan is the
overall planning document that will guide the
development of the Airport and assist the City and
private sector in making land use decisions involving
surrounding lands. The Master Plan provides an in-
depth profile of the physical conditions and capacities
of the Airport's facilities and infrastructure and
determines requirements to meet future needs and
development potential, while recognizing the financial
implications of improvements.

The master planning process builds on the vision of
YQG and the City to facilitate long range planning and
development on the surrounding lands that support
and reinforce the City's investment in Windsor
International Airport. The goal of the Master Plan is to
stimulate cost effective airport  development
throughout the short, medium and long-term planning
horizons.

The objectives of the Master Plan are:

o to ensure safe operation of all aircraft that utilize
the facility;

e o ensure that sufficient land area is reserved for
both commercial and non-commercial uses;

o to ensure that Airport development is, to the
extent possible, in harmony with the surrounding
physical environment;

e to provide guidance to Airport management in
day-to-day decisions that protect the Airport's
long-term development goals; and

o to provide a strong communication tool to key
stakeholders, such as airlines, the aviation
industry, industries, and government officials.

1.2 Community Goals and
Objectives

The City of Windsor Community Strategic Plan was
adopted by Council in 2007. The Plan includes a
vision, mission statement, pillars and priorities for the
City. It assists in identifying a common vision to guide
all future planning, including the Windsor Intemational
Airport Master Plan. The Strategic Plan has been
linked with the City's five year Review of the Official
Plan, departmental business plans and the 2007
budget process reflecting Council's priorities for the
2007-2010 term.  The City's vision and mission
statement are, respectively:

e Vision - Windsor — Dream, Dare, Do: Windsor is
a desirable City full of history and potential, with
a diverse culture, a durable economy, and a
healthy environment, where citizens share a
strong sense of belonging and a collective pride
of place.

e Mission - Our City is built on relationships —
between citizens and their government,
businesses and public institutions, City and
region — all interconnected, mutually supportive,
and focused on the brightest future we can
create together.

The Community Strategic Plan defines four pillars,
each one containing a set of objectives. The
following objectives are very relevant to the Windsor
International Airport Master Plan:

Pillar 1 - Our Economy: Cultivated & Competitive

e Grow Business — Cultivate a positive and diverse
economic environment for business growth.

e Capitalize on Our Strengths — Promote tourism
and hospitality, making the most of our
advantages as a key Canadian gateway.

Windsor International Airport Master Plan



Pillar 2 - Our Society: Diverse & Caring

o Invest in Quality Living — Invest in the common
good, maintaining convenient City services and
enhancing our public spaces.

Pillar 3 - Our Environment: Clean & Efficient

e Maintain Infrastructure — Improve the physical
infrastructure, buildings, and public structures.

o Make Transportation Efficient and Convenient —
Provide transportation systems that enhance
physical mobility and better serve the economic
and social needs of all citizens.

Pillar 4 - Our Government: Responsive &
Responsible

e Improve Financial Success — Maintain and
improve the City's financial health.

e Make Services Responsive — Be accountable for
providing top quality municipal services that
serve citizens better.

e Form Beneficial Partnerships - Develop
innovative partnerships between the public,
private, and not for profit sectors.

Consultations with airport stakeholders and staff at
the City of Windsor suggest that local residents would
like to position the Windsor International Airport as a
greater economic driver within the community and the
region as a whole.

Stakeholders expressed a desire for the airport to
attract a wide variety of businesses, including those
within the aviation industry, and non-aviation related
businesses.

More specifically, the community wishes to position
the Windsor Intemational Airport as an inter-modal
cargo facility by providing the capacity for air, road,
and potentially rail services.

The Airport has the potential to be a driver of
economic activity and support businesses and
industries that rely on air transportation. In order to
attract increased economic activity to Airport lands,
additional capacity needs to be provided in terms of
land available for development with appropriate
access and municipal services. The Master Plan
addresses these issues and aims to identify lands
available for airport related commercial development
within the short, medium and long-term planning
horizons, as well as areas for non-Airport related
employment uses on lands surplus to the projected
long-term needs of the airport.

Windsor International Airport Master Plan
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2.1 Geographic Context

The Windsor International Airport (CYQG) is situated
in Southwestern Ontario, approximately 330 air km
from Toronto, and 163 air km from London, Ontario.
The Airport is located at 42° 16' 32" north latitude, 820
57" 20" west longitude, at an elevation of 527.1m
Above Sea Level (ASL).

The Airport lands encompass approximately 813
hectares and are located within the City of Windsor,
approximately 8 km south of the Windsor Downtown
area.

In addition, the Airport is located in the Windsor-
Essex Region, composed of the City of Windsor and
the County of Essex. The City of Windsor is located
in the northwest portion of Essex County. The County
is formed by seven municipalities, including LaSalle,
Amherstburg,  Essex, Kingsville, Leamington,
Lakeshore and Tecumseh. The Windsor-Essex
Region is located in the southwestern corner of
Ontario and is part of a peninsula surrounded by
water on three sides: Lake St. Clair located to the
north, the Detroit River to the west and the Lake Erie
to the south. The Municipality of Chatham-Kent is
located to the east.

The Windsor-Essex Region has a strategic gateway
location on the Canada/U.S. border. lIts proximity to
the Metro Detroit area and the location of important
transportation infrastructure has allowed Windsor-
Essex to be a central focus for NAFTA trans-border
business activity. The area has an important
concentration of research, innovation and advanced
manufacturing for the automotive, aerospace,
renewable and non-renewable energy and
recreational products industries. In addition, its
geographical location provides the area with milder
winters and a long growing season. Consequently,
Windsor-Essex has become one of Canada's most
important agricultural areas including an important
wine industry.

P o
2 Catchment Area Profile A

Figure 2-1 shows the geographic location of the City
of Windsor within the North American context. Figure
2-2 shows the location of the Windsor International
Airport within the context of the City of Windsor and
the County of Essex.

[V
INEW YORK

FIGURE 2-1
City of Windsor Lacation

From a strategic market perspective, the Windsor-
Essex Region is centrally located within an 8-hour
drive from almost half of the North American
population.  Detroits market accounts for an
additional 4.5 million people within 65 kilometres of
the Airport and about 25 million people can be
reached within 400 kilometres. In addition, Windsor-
Detroit is the busiest commercial land border crossing
in North America — with approximately 3.5 million
trucks crossing each year.
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There are two other major airports within the regional
area - the London International Airport in London,
Ontario, and the Detroit Metro Airport in Detroit,
Michigan which are located approximately 170 km
and 32 km respectively from the Windsor International
Airport.

2.2 Population and Employment
Forecast

This section provides a demographic profile of the
Windsor-Essex Region.

Population influences the demand for air travel. As
the Windsor-Essex Region grows, the demand for
transportation will also increase. According to the
2008 Windsor-Essex and City of Windsor Population
and Housing Projections Report completed in 2008 by
Lapointe Consulting as part of the City of Windsor
Official Plan Review, the Windsor-Essex Region had
a population of 393,400 people in 2006 and a
projected population of 491,821 persons by 2031.
The Region is projected to grow by 98,426 persons in
the 25-year projection period from 2006 to 2031.
Table 2-1 shows projected population growth for
Windsor-Essex.

Table 2-1 - Population Growth, Windsor-Essex,

2006-2031
5-Yr. Change

Year Population Change | % Change
2006 393,395

2011 399,405 6,010 1.5%
2016 420,528 20,853 5.2%
2021 444,971 24,713 5.9%
2026 469,350 24,379 5.5%
2031 491,821 22,471 4.8%
20-Yr. Change 2006-2026 75,955 19.3%
25-Yr. Change 2006-2031 98,426 25.0%

Source: Lapointe Consulting, 2008

The City of Windsor had a population of 216,473
persons in 2006, with a projected population of
267,700 by 2031, an increase of 51,197 persons in
the 25-year period. Average annual growth is
expected to be low (0.33%) over the 2006 to 2011
period, but will subsequently increase to around 1%
annually. These population projections were based on
the 2006 census. Table 2-2 summarizes projected
population for the City to 2031.

Regarding housing growth, the City is expected to
achieve a total growth of 26,243 housing units by
2031, with an average annual growth rate of 1,040
units per year.

Table 2-2 - Population Growth, City of Windsor,
2006-2031, Reference Scenario

5-Yr. Change Annual

Year | Population | Change % G::gh
Change

2006 216,473
2011 220,037 3,564 1.6% | 0.33%
2016 230,985 | 10,948 50% | 0.98%
2021 243,055 | 12,070 52% | 1.02%
2026 256,034 | 12,979 53% | 1.05%
2031 267,670 | 11,636 45% [ 0.89%
20-Yr. Change 2006-2026 39,561
25-Yr. Change 2006-2031 51,197

Source: Lapointe Consulting, 2008

In terms of employment, EDP Consulting as part of
the City's Official Plan Review estimated that the City
of Windsor will be around 141,800 in 2026, an
increase of 21,140 jobs from 2006 and 2026 (under
the preferred Base Case Scenario). It is estimated
that around 9,445 of the projected new jobs will locate
on the employment lands in the Sandwich South
Planning District which contains the Airport.
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2.3 Activity and Outlook

The demand for air travel is largely influenced by the
strength of the provincial, regional and local economy.
Current and anticipated economic conditions, their
impacts on labour force participation, and income all
influence air travel, whether it is for business or
personal purposes.

2.31  Provincial Economy

Ontario is home to approximately 13,069,182 (2009)
people and is one of the fastest growing economies in
Canada.

In 2009, the Ontario Real Gross Domestic Product
(GDP) grew to $567,199 (million, nominal), averaging
about 37.1% of Canada's GDP. The service industry
has become the fastest growing component of
Ontario’s GDP as there is an ever growing shift from
goods production (resource and manufacturing) to
service based businesses.

The economic recession of 2008-10 has affected
every world region in a unique way. Ontario will likely
witness the following economic impacts:

e Increased unemployment in the manufacturing
sector;

o \Weakened trans-border exports due to dollar
parity; and

e Increased taxes on select goods and services
(HST; in effect July 1, 2010).

Each economic sector faces a unique set of
opportunities and constraints.  While the motor
vehicle and parts industry slowly recovers in certain
areas of the Province, the construction sector is
seeing a substantial rise in activity. The Province is a
strong supporter of providing financial stimuli to kick
start the economy through investment in public
infrastructure renewal. That includes new and
upgraded roads, public transit, water and sanitary
services and public buildings. As well, residential
construction activity is picking up as the demand for
housing increases.

23.2 Windsor-Essex Region Economy

Compared to the Provincial average, the Windsor-
Essex Region is more slowly emerging out of the
recession of 2008-10. As a major industrial centre in
Southwestern Ontario, over 25% of the population
works within the manufacturing sector.

The largest percent of the population in Essex County
are employed in sales and service occupations
(approximately one in ten), followed closely by trades,
transport and equipment operators, and related
occupations.

A year over year comparison of housing starts in
Essex County showed positive growth for the months
of January and February 2010. The spring and
summer housing market looks positive as borrowing
costs stabilize and the resale market tightens.

Various infrastructure projects are underway or
planned in the Windsor-Essex Region. Highway 3,
which runs northwest to southeast through the County
of Essex, is currently being widened to four lanes to
accommodate a more efficient and smoother flow of
traffic. Of strategic importance to the Southern
Ontario economy, planning is well underway for the
third border crossing between Windsor and Detroit
and the Windsor-Essex Parkway connecting link to
Highway 401.

23.3 Windsor Economy

The City of Windsor is a focal point for goods
movement into and within the Windsor-Essex Region.
Approximately one third of all trade between Canada
and the United States passes through the City of
Windsor. It is estimated that 40% of all truck traffic
between the two Countries passed through Windsor.
In 2008, 5,224,139 metric tonnes of freight moved
through the City*.

The forecasted growth in real gross domestic product
(GDP) for the City of Windsor in 2010 is 2.6%.
According to EDP Consulting Employment

'Source: Windsor-Essex Development Commission —
2009 Community Profile: City of Windsor
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Projections & Employment Lands Needs Analysis
(2008), the City is currently undergoing substantial
economic change as it adjusts to the global
restructuring in the automotive manufacturing sector
and related sectors. A decline occurred in the size of
the employed labour force in 2007, due to closures
and downsizing in the automotive manufacturing
sector. In addition, the high Canadian dollar relative
to the U.S. dollar also negatively impacted the
manufacturing, retail and tourism sectors. The
average size of the Windsor CMA labour force in
2007 was 156,200, slightly higher than the 2001 level,
but around 5% lower than the 2006 level.

The City's economy is shiftng from heavy
manufacturing fowards the service sector and more
light and advanced manufacturing in a knowledge
based economy.

Windsor is part of the Continental Gateway Initiative,
which focuses on developing a sustainable, secure
and efficient multi-modal transportation system,
including roads, rail, ports, airports, inter-modal
facilities and border crossings.

Opportunities exist for trans border business between
Detroit/Windsor, the Windsor International Airport and
the Sandwich South Planning District. ~With the
Airport as the hub, the proposed employment lands in
Sandwich South have the potential to become
Ontario's primary western business gateway and a
major logistics cluster for products entering Canada
from the United States as well as cargo coming from
or departing for Europe and Asia.

24 Transportation System

241  Air

The Windsor International Airport is served by four
airlines providing scheduled and charter air services.
Scheduled air services are available to the public,
while charter operations generally serve tour
wholesalers, private individuals and businesses. The
Airport supports both jet and turbo-prop aircraft and
can accommodate aircraft as large as a Boeing 747
and Antonov 225. Scheduled air services are
provided by Air Canada Jazz and WestJet, while

charter services are provided by Sunwing and
Cameron Air.

Air Canada provides daily scheduled service to and
from Toronto's Lester B. Pearson Airport using their
affiliated regional service carrier Jazz. The aircraft
used for these short-haul flights are Dash 8-100/300.
Air Canada Jazz operates seven flights per day on
weekdays and six flights on weekends between
Windsor and Toronto, catering to  both
origin/destination passengers between the two Cities
as well as connecting traffic.

WestJet has signed a three year commitment to serve
Windsor. It launched seasonal scheduled service
from Windsor to Calgary daily, between May 31, 2010
and October 30, 2010 using a Boeing 737-700
aircraft.

Sunwing operates a weekly non-stop charter flight
from Windsor to Varadero and Havana, Cuba during
the winter months (December to April) using a Boeing
737-800 aircraft.

Cameron Air provides charter flights to Pelee Island
during the winter months. The air service utilizes a
variety of single and multi-engine, turbo-prop aircrafts
for the short-haul flights. Ferry and private boat transit
take over the task of providing transportation to and
from the Island during the spring, summer and fall
months. However, private charter flights are still
available for individuals.

242 Road

The Windsor International Airport is easily accessed
from the major roadway network and transportation
facilities, including the International border crossings
(the bridge and tunnel), the Windsor Port, the VIA Rail
station, the Windsor Transit Terminal, and Provincial
Highways 401 and 3 (see Figure 2.3). The Province
of Ontario, the City of Windsor and the County of
Essex are in the planning, design and/or
implementation stages of roadway improvements that
will benefit the regional economy including the Airport.

The existing road network and related road
improvements that have been confirmed and/or are
proposed, position the Airport well to meet the
transportation needs of future development.

Windsor International Airport Master Plan
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Environmental assessment studies will confim the
preferred solutions for the planned and proposed
roadway improvements, including the suitability of site
access locations to the Airport lands. As well, there
will be a need to complete site specific traffic impact
studies to confirm roadway and access improvements
necessary to accommodate site specific development
proposals on the Airport lands.

The existing area road network as shown on Figure 2-
3, is described in further detail below:

County Road 42

County Road 42 directly abuts the southerly limit of
the Airport property and provides the primary access
to the Airport. County Road 42 is under the
jurisdiction of the City of Windsor. County Road 42
becomes Division Road, west of the CN Pelton Spur
railway crossing.

The Essex-Windsor Regional Transportation Master
Plan (October 2005) identified the need for the
widening of County Road 42 to a four lane cross-
section within a 5 to 10 year time frame.

Recently, the Ministry of Transportation, Ontario
(MTO) announced their intention to complete an
Environmental Assessment for improvements to
County Road 42 and Lauzon Parkway, including an
extension of Lauzon Parkway to Highway 401 and
Highway 3, the construction of a new east-west
arterial roadway south of County Road 42, and the
completion of a Secondary Plan for the Sandwich
South Planning District. A large portion of the
Planning District is planned for employment land
uses.

The results of these planning and preliminary design
studies will confirm the preferred roadway
improvements, as well as access locations and
corridor control provisions that are required to
accommodate development of the Airport [ands.

At this time, it is expected that no direct access for
development of individual sites would be provided
along County Road 42. Individual site access could
be accommodated from an internal road network, with
intersection locations along County Road 42, as
generally shown on Figure 8-1.

Lauzon Parkway

Lauzon Parkway is an arterial road under the
jurisdiction of the City of Windsor. It currently extends
from County Road 42 northerly, and includes a full
access interchange at the E C Row Expressway.

The Essex-Windsor Regional Transportation Master
Plan (October 2005) identified the need for the
widening of Lauzon Parkway to a four lane cross-
section from E.C. Row Expressway to County Road
42 within a 5 to 10 year time frame. Furthermore, it
was recommended that Lauzon Parkway be extended
to Highway 401 and Highway 3 within a 5 to 10 year
timeframe.

As noted earlier, the proposed Environmental
Assessment being initiated by MTO will confirm the
preferred roadway improvements, as well as
opportunities for access from the Airport lands to
Lauzon Parkway. The extension of Lauzon Parkway
to Highway 401 and the broader Provincial Highway
network is expected to stimulate future development
opportunities at the Airport.

It is recommended that future access to Lauzon
Parkway be provided to support the transportation
needs of future development on the Airport lands.

E.C. Row Expressway

E.C. Row Expressway is a controlled access highway
under the jurisdiction of the City of Windsor.
Interchanges in close proximity to the Airport exist at
Walker Road, Central Avenue, Jefferson Boulevard
and at Lauzon Parkway.

The Essex-Windsor Regional Transportation Master
Plan (October 2005) identified the need for the
widening of the E.C. Row Expressway to six lanes
from Huron Church Road to Banwell Road within a 10
to 20 year time frame.

Based on capacity limitations at the Central Avenue
interchange, as well as property limitations and
railway conflicts at the Jefferson Boulevard
interchange, improved access from the Airport lands
to the E.C. Row Expressway could be facilitated by
providing the following roadway connections:

e New access to Lauzon Parkway;

Windsor International Airport Master Plan
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e New access to Wheelton and Piliette near Walker
Road; and

e Improved secure/controlled access to Jefferson
Boulevard for limited use, as required to
eliminate through-traffic use across the Airport
lands.

Walker Road

Walker Road is a local arterial road under the
jurisdiction of the City of Windsor. Walker Road
provides access to Highway 401, Highway 3 and the
E.C. Row Expressway. It was recently improved from
Division Road to Highway 3. Based on recent funding
announcements, it is expected that Walker Road will
soon be improved from Division Road to north of the
E.C. Row Expressway.

Walker Road connects to Highway 3 and southern
Essex County.

Jefferson Boulevard

Jefferson Boulevard is a local collector road under the
jurisdiction of the City of Windsor. Due to property
limitations, including the location of the CP Railway
corridor, a partial interchange exists at E.C. Row
Expressway and Jefferson Boulevard. There are
limited opportunites to further improve this
interchange, thereby restricting opportunities to utilize
this location to access Airport lands.

At this time, it is suggested that a secure/controlled
access to Jefferson Boulevard be provided from the
Airport lands, as outlined above.

Local Roads

Wheelton Road, Foster Avenue, Pillette Road, and
Airport Road serve as available local roadway
connections directly to the Airport lands. These roads
are under the jurisdiction of the City and provide
opportunities for access.

Connection to these roads will require further
traffic impact studies to confirm the suitability for
access and any associated roadway
improvements required to accommodate the
development needs.

Highway 401

As previously noted, Highway 401 is a controlled
access provincial highway under the jurisdiction of the
MTO. Access to Highway 401 from the Airport is
currently via Walker Road to Division Road/County
Road 42. In recent years, the MTO has widened and
improved Highway 401 from Tilbury to Windsor.

Within the next three to five years, the Windsor-Essex
Parkway and the proposed additional international
crossing is expected to be implemented as a
significant improvement to the Windsor-Detroit border
crossing route, a major trade corridor between
Canada and the U.S.

243 Rail

The Windsor Airport property directly abuts the
existing Canadian Pacific (CP) Railway's Windsor
Subdivision at the northeast corner of the property
(see Figure 2.3). The CP Rail Windsor Subdivision
has direct access to CP's international rait tunnel for
rail cargo traffic. In recent years, road-rail grade
separations have been completed along this rail
corridor at Walker Road, Howard Avenue (currently
underway) and at Tecumseh Road West.

CP is currently in the process of completing a federal
Environmental Assessment study to implement the
new Continental Rail Gateway, a rail tunnel under the
Detroit River. The tunnel which currently handles
double-stacked rail cars would be enlarged, further
enhancing the significance of this rail corridor.

The Windsor Airport property also directly abuts the
existing Canadian National (CN) Railway's Pelton
Spur line along the west property line of the Airport
lands. The Pelton Spur provides a rail link between
CP and CN rail lines, including the Essex Terminal
Railway further to the north.

244 Water

The Port of Windsor provides for a connection to sea
and Great Lakes faring ships (see Figure 2.3). The
Port is the third largest port on the Great Lakes in
terms of volume. It contains inter-modal facilities and
marine fuel facilities including the recently announced
Sterling Fuels facility. Access between the Airport and
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the Port of Windsor is currently possible by road via
the E.C. Row Expressway and Huron Church Road.

The upcoming implementation of the Windsor-Essex
Parkway will further facilitate this access.

Access between the Airport and the Port of Windsor
could also be accomplished via rail corridors, utilizing
the Essex Terminal Railway and connections to CN
and CP rail lines. Improvements to rail facilities in
proximity to the Airport, including an extension of rail
lines into the Airport lands is required to
accommodate this mode of transport.

245 Multi-modal Opportunities

Windsor's strategic gateway location raises
opportunities for cross-border, multi-modal business
between Detroit/Windsor, the Windsor International
Airport and the Sandwich South Planning District.
The City of Windsor is a focal point for traffic flows
into Canada from the Detroit/Chicago corridor.
Windsor is part of the Continental Gateway Initiative,
which focuses on developing a sustainable, secure
and efficient multi-modal transportation system,
including roads, rail, ports, airports, inter-modal
facilities and border crossings.

The Sandwich South planning area is strategically
located for the potential development of a multi-modal
hub linking the Windsor Airport; Highway 401, CP Rail
and Canadian National Railway, the Ambassador
Bridge, Detroit-Windsor Tunnel, the Detroit-Windsor
Truck Ferry, the Windsor Port, the Lauzon Parkway
extension and the 3¢ Intemational Crossing and
Windsor-Essex Parkway. The employment lands in
Sandwich South with the Airport lands at its centre
have the potential to become Ontario’s primary
western business gateway and a major multi-modal
hub and logistics cluster for products entering Canada
from the United States.

The Community Based Strategic Rail Study, April
2008 (updated August 2008) confirmed the ability to
physically accommodate a rail facility on Airport
lands. The Master Plan should protect the flexibility
to accommodate a future rail-truck multi-modal facility
in the northeast corner of the Airport lands.

2.5 Municipal Planning Context

2.5.1  Sandwich South Planning District

The Windsor International Airport is located within the
Sandwich South Planning District. The Planning
District covers 2,530 hectares and is situated at the
eastern limits of Windsor. This area was annexed into
the City of Windsor in 2003. Official Plan Amendment
(OPA #60), adopted by Council in 2007, incorporated
these lands into the City of Windsor Official Plan.

The Sandwich South lands are needed by the City of
Windsor to accommodate future population and
employment growth, as noted in the Land Supply
Report prepared by Dillon Consulting Limited.

Currently, the Sandwich South Lands, south and east
of the Airport, are primarily used for agricultural
purposes. This area represents a large supply of
potentially serviced vacant lands in large holdings
suitable for new residential and employment land
uses, including industrial uses that require larger
blocks of lands. Servicing is being extended into the
Sandwich South area, as part of the Federal stimulus
package (Canada’s Economic Action Plan).

OPA #60 designated a variety of uses for the
Sandwich South lands, with three main land uses
accounting for most of the area: Future Urban Area,
Future Employment Area and Airport. Other planned
land uses in the area are Business Park, [ndustrial,
Residential, Mixed Use, Open Space and Natural
Heritage.

A large area towards the centre of Sandwich South is
designated as “Future Urban Area". Areas south of
the Airport boundary adjacent to Highway 401 are
designated as “Future Employment Area’. The
“Airport" designation is approximately 431 hectares,
and includes active Airport uses. The remainder of
the Airport lands are designated Future Employment
Area and Natural Heritage. Areas adjacent to the
Airport, south of County Road 42 at the northeast
corner of the Sandwich South Lands are designated
“Business Park". Areas to the extreme east, adjacent
to Banwell Road are designated “Mixed Use". A
small area on Baseline Road, east of 8 Concession
Road is designated “Residential’. Figure 2-4 shows
the land use designations in OPA #60.
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OPA #60 defined “Future Urban Area” and “Future
Employment Area” as unserviced areas expected to
be developed within 20 years. “Future Urban Areas’
are generally to be developed for residential uses, but
will also include associated community supportive
uses, such as parks and open space, institutional,
commercial and small-scale employment. “Future
Employment Areas” are intended to accommodate
future Industrial and Business Park designations.

OPA #60 requires that secondary planning be carried
out to delineate in more detail the specific
configuration of various land uses, road systems and
servicing infrastructure prior to proceeding with
development in the Future Urban Area and Future
Employment Area.

A subsequent amendment to the Official Plan
Amendment (OPA #74) for the lands in the East
Pelton Secondary Plan Area was adopted by City
Council in 2009. Initiated by private property owners,
the amendment provides for the development of the
new Southwest Detention Facility by the Ontario
Realty Corporation.

The East Pelton area is located in the southwestern
portion of the Sandwich South Planning District and
covers approximately 206 hectares. The area is
bounded generally by 7t Concession Road to the
west, 8t Concession Road to the east, Highway 401
to the south and lands south of Baseline Road. The
Secondary Plan redesignated the lands located in the
southern part of the planning area from “Future Urban
Area" to “Mixed Uses’, “Major Institutional”,
“‘Commercial Centre”, “Minor Institutional” and
“Private Recreation”. The balance of the East Pelton
Planning Area remained as “Future Urban Area".

Pressure to redesignate the rest of the “Future Urban
Area” and “Future Employment Area” within the
Sandwich South area will likely occur in the short to
medium-term,  particularly  since infrastructure
services have been extended to the area. According
to the Land Needs Study prepared by Dillon
Consulting Limited as part of the Official Plan Review,
the City of Windsor requires 333 gross hectares of
residential land supply to meet projected 20 year
housing demands. A significant portion of the
Sandwich South lands will need to be redesignated

from Future Urban Area to residential land uses to
satisfy the projected housing demand.

With respect to the City's employment lands needs, it
is estimated that about 9,445 new jobs will be located
on Business Park / industrial employment lands
between 2007 and 2026 (EDP Consulting, 2008).
Approximately 500 to 625 gross hectares of
employment lands are needed to accommodate
projected needs by 2026. The Land Supply Study
indicated that the City has a shortfall of approximately
375-500 gross hectares of designated employment
fands. Sandwich South has about 1,036 gross
hectares of Future Employment Lands, which can
accommodate the City's employment needs for the
next 20 years.

Over 250 hectares of land on the Airport property are
designated “Future Employment Area" in Sandwich
South. These lands are located east of the operating
Airport area and are being planned as a Business
Park to accommodate non-Airport related
employment uses. These uses will benefit from close
proximity and connections to the Airport. These lands
require an Official Plan Amendment to redesignate
them from “Future Employment Area” to a Business
Park type designation to accommodate development.
It is recommended that these lands be redesignated
for employment uses.

Land is available on the Airport property for a wide
range of employment land uses — both Airport related
and non-Airport related. Potential synergies could be
developed between employment uses on the Airport
and local industry (manufacturing, warehousing, etc.).
This will further increase and diversify Airport
revenues, as well as attract businesses to the
Sandwich South Planning District.
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2.5.2 City of Windsor

The Airport has an important role in the economic
development of the City of Windsor. As such, the
City's Official Plan mandates that “Council shall
maximize the economic development potential
provided by the Windsor International Airport by
promoting the development of employment land uses,
including multi-modal facilities, in the vicinity of the
Airport”. In addition, the City shall protect the Airport
from incompatible development.

The City of Windsor Official Plan designates the lands
around the Airport for various employment type uses.
The areas west of the Airport are designated
“Industrial, the areas along Walker Road are
“Commercial Corridor” and the areas north of the
Airport, along the E.C. Row Expressway, are
designated “Industrial” and “Business Park".

25.3 Essex County

In terms of planned land uses, lands located to the
east and south of the Sandwich South Planning
District in Essex County are designated as
“Agricultural Areas” in the County Official Plan. Lands
south of the Highway 401, east of 9" Concession, are
designated as “Settlement Areas”.

At the local municipal level, the areas to the east and
south of the Sandwich South Planning District are
designated as “Agricultural Area” in the Town of
Tecumseh Official Plan (formerly Township of
Sandwich South), and the lands south of Highway
401 and east of 9" Concession are designated as
“Business Park”.

2.5.4 Windsor-Detroit

A new border crossing and connecting link to
Highway 401 (the Windsor-Essex Parkway) are being
proposed by the Border Transportation Partnership,
which represents the Government of Canada
(Transport Canada), the Province of Ontario (Ministry
of Transportation), the United States (Federal
Highway Administration) and Michigan (Michigan
Department of Transportation).

The Windsor-Detroit corridor is highly significant to
the economies of Canada and the U.S.

Approximately one third of Canada-U.S. surface trade
passes through Windsor-Detroit and over 80% of all
goods crossing the Detroit River are carried by truck.
The current border crossings (Ambassador Bridge
and Detroit-Windsor Tunnel) and associated
connections are nearing capacity. Due to the
significance of this border crossing to the national,
provincial/state and local economies, both countries
are taking the necessary steps to provide for the
continuous flow of people, goods and services.

The Windsor-Essex Parkway will provide an access
road to a new Canadian inspection plaza and river
crossing in west Windsor. It will provide a direct route
connecting Highway 401 in Windsor to Interstate 75 in
Detroit. This project will be one of the most significant
highway investments made in Ontario, with an
estimated cost of $1.6 billion. The Parkway will be a
below-grade, six lane freeway with eleven tunnels
and service roads. It will improve community linkages
and provide extensive new trails, green space and
other recreational areas.

Implementation of the Parkway, and the new plaza
and crossing, will have a positive impact on the local,
regional, provincial and national economies by
facilitating the efficient and safe movement of goods,
people and services between the two countries. This
third international crossing will provide both Canada
and the U.S. with more reliability in their cross-border
transportation system and reduce the likelihood of
disruption to transportation service in the corridor.
This project will also create a significant amount of
employment during the construction period
(approximately 12,000 project-related jobs), thus
helping to energize economies on both sides of the
border.

The proposed Windsor-Essex Parkway and the
Detroit River International Crossing are key elements
for the improvement of the cross-border
transportation system between the cities of Windsor
and Detroit.  This project will also bring new
opportunities for growth to the Airport and Sandwich
South Planning District.

Figure 2-5 illustrates land use in the vicinity of the
Airport.
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2.6 Community Concerns

26,1  Airport Physical Development

Extensive stakeholder consultations were held during
the preparation of the Windsor International Airport
Master Plan. Stakeholder consultations included, but
were not limited to, Airport tenants, private
businesses and management, and staff at the City of
Windsor.  Consultations with Airport stakeholders
indicated certain concerns with Windsor [nternational
Airport. Some individuals expressed concems about
the current age of the air terminal building; however,
they also indicated that the current facility supports
current passenger volumes. |f air passenger traffic
were to increase substantially, the air terminal's
capability to process passengers may be affected.
Further discussion of the Air Terminal Building is
included in Chapter 5.

2.6.2 Aviation Related Businesses

Consultations with stakeholders of Airport related
businesses revealed several concems regarding the
Airport. A commonly shared concern, with
implications for all Airport related development, is
limited ftraffic volume to and from the Windsor
International Airport. The low traffic flow may impact
future business for current and prospective tenants.
Other issues expressed by stakeholders include:

e an increased need for more hangars,
infrastructure and services;

e passenger congestion in the Air Terminal
Building during peak hours;

o the need for additional maintenance facilities and
equipment; and

e increased aircraft noise if the Airport is
expanded.

2.6.3  Non-Aviation Related Businesses

Non-aviation development issues expressed by
stakeholders included concerns regarding permit
approvals from the City of Windsor, as well as the
perceived high taxes currently being paid for
operating on Airport property. Another issue
associated with building and operating on Airport
property, is the perceived unequal determination of
market value for each structure. Stakeholders
suggest that a fair market value is necessary to help
foster new building land leases and construction
activity. It is noted that MPAC is responsible for the
market value assessments.

Windsor International Airport Master Plan
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3 Airport Profile

3.1 Role and Designation

3.1.1 Role

The Airport Role Statement is the fundamental
starting point in classifying current activity and
determining a future position in terms of long-term site
activities and development.

The Windsor International Airport is certified in
accordance with the requirements of Transport
Canada Document TP312E — Aerodrome Standards
and Recommended Practices. The Airport Certificate
acknowledges that the Airport meets all regulatory
and operational requirements of the Canadian
Aviation Regulations (CARs), and enables the Airport
to accept scheduled air services.

The Airport serves the needs of scheduled and
charter air operators, general aviation users, and low
volume cargo operations. In order to maximize the
economic capabilities of the Airport, the role of the
Windsor International Airport should be to provide:

a point of service for local, regional and
international air services;

e infrastructure to support air cargo and multi-
modal freight operations;

e infrastructure to support an inter-modal cargo
transfer facility;

e a business hub and tourist gateway to the
Windsor-Essex region;

e a base for corporate and private aircraft owners
and operators;

e infrastructure to  support national and
international aerospace manufacturing, aircraft
overhaul and maintenance:

e abase for general aviation activities and support;

e ahase for flying training activities; and

o tilization of Airport owned lands that are surplus
to the long-term needs of the Airport to provide
for an emerging Business Park, green economy
and transportation related uses in the Sandwich
South planning district.

3.1.2  Designation

The Windsor International Airport is owned by the City
of Windsor and operated by Your Quick Gateway
(Windsor) Inc., a wholly owned Federal share
corporation of the City of Windsor under a long-term
management agreement. It is not classified under
Transport Canada's National Airports System.

3.2 History

The Airport has an extensive history dating back to
1920 when the Border Cities Aero Club was formed
by local aviation enthusiasts. Inspired by Charles
Lindbergh, local flyers attempted an aerial journey
from the current Airport site, at that time a grass field,
to Windsor, England. Although this flight was affected
by inclement weather, the idea of establishing an
Airport persisted within three local organizations: the
Border Cities Aero Club, the Aviation Committee of
the Chamber of Commerce and the Aerial League.
The Airport was officially opened as Walker Field on
September 8, 1928, with a large air show, including
an international air race to Los Angeles.

In 1929, the site was declared a customs point of
entry to Canada and the 113 hectare site was named
Walker Airport. The Airport lands were donated by
the Walker Family through a 5 year, no fee lease
agreement. In 1931, the Airport was used by
Canadian Airways on daily airmail routes which
continued until 1932.

In 1934, the Aero Club advised the Department of
Transportation’'s Civil Aviation Branch that they would
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have to vacate the Airport lands as Walker Farms
wanted the lands back due to financial difficulties
during the depression. At this time, a large portion of
the Airport lands were given back to the Walker
family. The remaining portion of the site was licensed
as an Airport on June 12, 1936.

The federal Department of Transport (DOT) and the
local Chamber of Commerce continued discussions
on Airport development in 1937 and the DOT agreed
to build an Airport on a site to be provided by the City
of Windsor. Following the rejection of a location on
Huron Church Line, the Walker site was selected.

The DOT agreed to operate the Airport until
December 31, 1941, at which point the City would
take over.

In 1939, Walker Field was re-licensed in the name of
the Border Cities Aero Club and the DOT submitted
two proposals for Airport development. It asked for
an early decision so Trans-Canada Airways (TCA)
services could be extended to Windsor.

In 1940, the Department of National Defence located
a flying school at the Walker site under the British
Commonwealth Air Training Plan (BCATP) for World
War |l. Following this decision, 3 runways were
constructed measuring 1,143m (3,750°), 1,037m
(3,400'), and 915m (3,000") in length. All three
runways were 60m (200") in width. An administration
building and control tower were also constructed.
Trans Canada Airways officially began operations on
August 1, 1940, and the Airport was officially opened
by Minister C.D. Howe in October of 1940.

Following World War I, the Royal Canadian Air Force
buildings were transferred to the DOT after flying
training ceased under the BCATP. In 1948, two
runways were extended to 1,600m (5,250") and
1,585m (5,200') to permit operation of TCA's North
Star (DC-4) Vickers aircraft. Runway 07-25 was
further extended to 2,104m (6,900) in 1954 to
accommodate TCA's Viscount Aircraft fleet.

tn 1950, the City of Windsor informed the DOT that it
did not intend to exercise the option to take over the
Airport and ownership was transferred to the DOT. A
new air terminal building was completed in 1958,
similar to designs at the Saskatoon and Quebec City

Airports. Many war surplus buildings were removed
during this period of time.

In the early 1960's, TCA began utilizing larger Vickers
Vanguard aircraft to serve the Windsor Airport and
Canadian Pacific Airlines even offered DC-8 services
to Mexico City. This air service continued until 1970.

Runway 07-25 was extended to 2,409m (7,900') in
1969 to accommodate Air Canada's DC-9 aircraft and
the air terminal building was expanded in 1976-77 to
meet growing passenger demand.

During the recession from 1983 to 1985, the Airport
went through extensive improvements as a result of
the Federal Government's Special Recovery Capital
Projects  Program. Several infrastructure
improvements were made including a fire hall
addition, resurfacing for Runways 07-25, Foxtrot, and
all taxiways, aprons, and car parks. Water and
electrical distribution upgrades were also conducted
during this time, along with the replacement of high
intensity approach and runway edge lighting systems.

The Windsor Intemational Airport was served by
several air carriers between 1985 and 1992, including
Air Canada, South West Air, Skycraft Aviation, Air
Ontario, Ontario Express, Sims Air and Windsor
Helicopters.

In 1998, the ownership of the Airport was transferred
from Transport Canada to the City of Windsor.

At the time of transfer, the Windsor Airport property
included a significant area of land not currently
needed for Airport operations. The proceeds from the
sale of lands revert to the Airport.

On January 1, 1999, Airport operations were
contracted by the City of Windsor to Serco Aviation
Services Ltd. Serco operated the Airport until 2007
when its contract was terminated and the City re-
acquired control of the Airport and formed YQG to
operate the Airport. The City is the sole shareholder
of the corporation.
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3.3 Current Infrastructure

Windsor International Airport includes two runways,
seven taxiways, and two public aprons. The core
development area is located in the southwest
quadrant of the Airport property. The Airport is
illustrated in Figure 3-1.

Airport information has been derived from various
aeronautical references, including the Airport
Operations  Manual (AOM), Canada Flight
Supplement (CFS), and the Canada Air Pilot (CAP).
Table 3-1 shows key data specific to the Windsor
International Airport. This data is generally used for
aviation operations and Airport planning purposes.

Table 3-1 — Aerodrome Data

runway strip, except frangible visual aids required for
air navigation purposes.

Runway 25 has a displaced threshold of 348m (1,143
ft) while Runway 07 has a displaced threshold of
275m (902 ft). Declared distances used for aircraft
runway performance calculations are shown in Table
3-2.

Table 3-2 - Runway 07-25 Declared Distances

Declared Distances 07 25

Take-Off Run Available (TORA) 9,000ft | 9,000 ft

Take-Off Distance Available

(TODA) 9,984 ft | 9,330 ft

Accelerate Stop Distance

Available (ASDA) 9,000 | 9,000t

Landing Distance Available (LDA) | 8,098 ft | 7,857 ft

Reference Point (coordinates) \7\,?;22 15(; 2%
Reference Point Elevation 189.6m ASL
Aerodrome Elevation 189.6m ASL
Aerodrome Magnetic Variation W

3.3.1 Runways

The layout of an Airport's runways impacts the growth
and development potential of the Airport, both with
respect to their capabilty and dimensions and
protective zoning areas (also known as obstacle
limitation surfaces) required around the runway
system, as described in the following sections.

Runway 07-25

Windsor's primary runway 07-25 is 2,743m x 61m
(9,000 ft x 200 ft). The runway has a paved asphalt
surface and is considered a Code 4E (P) Precision
facility by Transport Canada. The runway includes a
graded area width of approximately 180m (600 ft)
which provides a flat, obstacle free area in the event
of an aeroplane running off the runway. The runway
strip associated with Runway 07-25 is 300m (984 ft)
in width, (150m on either side of the runway
centreline) and extends 60m beyond the runway
thresholds. Fixed objects are not permitted within the

Runway 12-30

Windsor's secondary runway - Runway 12-30
measures 1,570m (5,150 ft) in length with a declared
width of 46m (150 ft). This runway also has a paved
asphalt surface and is considered a Code 3D (NP)
Non-Precision facility by Transport Canada. Declared
distances for Runway 12-30 are shown in Table 3-3.

Table 3-3 - Runway 12-30 Declared Distances

Declared Distances RWY 12 RWY 30

Take-Off Run Available (TORA) | 5,150 ft 5,150 ft

Take-Off Distance Available

(TODA) 5,445 ft 5,445 ft

Accelerate Stop Distance

Available (ASDA) 5,150 ft 5,150 ft

Landing Distance Available

(LDA) 4,580 ft 4,829 ft
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Obstacle Limitation Surfaces (OLS) are established
for Runways 07-25 and 12-30, as shown in Table 3-4.
These limit development and land use in the vicinity
of the runway, and outside the Airport property

boundary.

Table 3-4 - OLS Runway 07-25 and 12-30

Description 07-25 12-30
Approach Surface
Length of Inner Edge 300m 150m
' 07 —0m
%srfsnhccidfrom 25— 60m cly
Divergence 15% 15%
Length 15,000m 3,000m
Slope 2% (1:50) | 2.5% (1:40)
Transitional Surface Slope: 14.3% (1:7)
Outer Surface
Elevation 189.6m 189.6m
Dimensions 2,743m 1,570m

3.3.2 Taxiways

Several taxiways connect the Airport's core
development area to both runways. Taxiway ‘A’
connects Apron | to Runway 12-30 and is classified
as a Code E facility. Taxiway ‘A’ is 30m wide.

Taxiway ‘D' connects Apron Il to the threshold of
Runway 30, measures 23m in width, and is also
classified as a Code E facility.

Taxiway ‘E' is an uncontrolled taxiway originating at
Taxiway ‘G’ and connects to several commercial
development areas. Taxiway ‘E’ measures 10.5m in
width and is classified as a Code B pavement
surface.

Taxiway ‘F' connects the mid points of Runways 07-
25 and Runway 12-30 from Taxiway ‘G’ and the
public apron areas. This taxiway is classified as a
Code E facility with a pavement width of 23m.

Taxiway ‘G' runs parallel to Runway 12-30 and
connects Aprons | and Il. The portion of Taxiway ‘G’
to the east of Taxiway ‘F' measures 23m in width,
while west of Taxiway ‘F’, the pavement surface

measures 30m in width. Taxiway ‘G’ is classified as a
Code E facility.

Taxiway 'H' was constructed in 2010 as a 23m wide
asphalt paved facility that is located parallel to runway
07-25. Taxiway ‘H' is a Code E facility from the
threshold of Runway 25 to taxiway ‘F'.

Taxiway ‘I' was also constructed in 2010 as a 10.5m
wide asphalt paved facility, located at the midpoint
between the threshold of runway 25 and taxiway ‘F,
intersecting with taxiway ‘H’. Taxiway ‘I is a Code B
facility. Taxiway 'I' replaces the Holdbay near the mid-
point of Runway 07-25.

3.3.3 Aprons

The Airport currently operates two public aprons.
Apron | has an area of 20,805m?2 and is primarily used
for itinerant aircraft operations, including low volume
cargo services. Apron | is comprised of a paved
asphalt surface with a Pavement Load Rating (PLR)
of 10. Based on the size and strength of Apron |, a
representative aircraft can be accommodated on
Apron |, which can include, but is not limited to
Boeing 737-800, Airbus 320-200, and business
aircrafts, such as the Bombardier Global Express,
Gulfstream V, and various other commuter and
general aviation types.

Apron Il is considered the Airport's primary
passenger apron. This apron is situated adjacent to
the Air Terminal Building (ATB) and Nav Canada's Air
Traffic Controf (ATC) tower. Unlike Apron I, Apron lI
is rigid concrete with a PLR of 10. Pavement
markings for an aircraft stand taxi lane, a vehicle
corridor, and several aircraft stands are provided.
Apron Il has sufficient capacity for several aircraft,
depending on size and placement.

Several small aprons are situated within the Airport's
core development area. These aprons are classified
as private and used by Airport tenants for business
and recreational flying purposes.
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3.3.4  Air Navigation Facilities

Air navigation facilities generally provide increased
Airport reliability and availability, especially during
periods of darkness, low visibility, and low cloud
ceiling heights. Protective areas of varying degrees
are required around each air navigation facility,
depending on the equipment. Future developments
must consider these protective requirements. The air
navigation systems currently in operation at the
Windsor Intemational Airport are described in this
section.

Non-Directional Beacon

A non-directional  beacon  (NDB) located
approximately 3.8 Nautical Miles (NM) prior to the
threshold supports a non-precision instrument
approach to Runway 25. This navigational aid can be
used by aircraft operators in isolation, or in
combination with an Instrument Landing system when
a precision approach is preferred.

The non-precision NDB approach offers a minimum
descent altitude of 392 feet Above Ground Level
(AGL), and visibility limits of greater than one statute
mile.

RNAV/GPS

Non-precision instrument approach capability is also
provided for Runway 07 using an RNAV Approach.
An RNAY approach (which uses GPS satellites to aid
navigation) allows an approaching aircraft to descend
to a minimum descent altitude of 399 feet AGL, and
has a standard visibility requirement of 1 %4 statute
miles.

VOR/DME

Runway 30 is provided with a published non-precision
approach. Non-precision approaches can be
executed on Runway 30 by utilizing the YQG VHF
Omnidirectional Range (VOR), and its co-located
Distance Measuring Equipment (DME). This
installation is located approximately 3.6 NM prior to
the threshold of Runway 30. The VOR/DME non-
precision approach provides a minimum descent
altitude of 379 feet AGL and visibility requirement of
at least 1 4 statute miles.

Instrument Landing System

Windsor Intemational Airport is equipped with an
[nstrument Landing System (ILS) supporting precision
approaches to Runway 25. The ILS consists of a
localizer antenna providing horizontal guidance to
aircraft and a glide path antenna providing vertical
guidance. The precision approach supporting Runway
25 provides a minimum descent altitude of 200 feet
AGL, and can be utilized when the local visibility is
greater than ' statute miles, or the Runway Visual
Range (RVR) is greater than 2,600 feet.

Visual Aids

Windsor International Airport is equipped with the
following visual navigation aids assisting Airport
availability during periods of darkness or low visibility:

e Aerodrome Beacon;

o Aircraft Radio Control Aerodrome Lighting - Type
K (ARCAL);

e Lighted Wind Direction Indicators (5);

o High-Intensity Simplified Short Approach Lighting
(SSLAR) (Rwy 25);

e Low-Intensity Centre Row Approach Lighting
(Runways 07 and 12);

e Precision Approach Path Indicators (PAPIs) — P2
Type (All Runways);

e High-Intensity Runway Edge Lighting (Rwy 07-
25);

e Medium-Intensity Runway Edge Lighting (Rwy
12-30);

e Runway ldentification Lights (Rwy 07); and
e Guard Lighting for Low Visibility.
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3.3.5 Auviation Service Facilities
Air Traffic Control

The Windsor International Airport is equipped with an
Air Traffic Control (ATC) tower operated by Nav
Canada. The ATC tower issues instructions and
clearances to aircraft operating on the Airport, and
within the designated Class D control zone extending
6NM from the Airport in all directions.

Air Traffic Control services are provided to operating
aircraft within the normal operating hours of 0630 -
2230 local time via both ‘Ground’ and ‘Tower' radio
frequencies.

Flight Services

The Windsor International Airport is not equipped with
a Flight Service Station (FSS), as the Airport is
provided with ATC services. Pre-flight and in-flight
information services, such as pilot weather briefings,
meteorological and  aeronautical  information,
aeronautical broadcasts, flight planning and visual
flight rules (VFR) alerting, and other pre and en-route
associated services are provided by Windsor ATC.

Pilots operating at or near the Windsor International
Airport can also request flight planning information via
a Remote Communications Outlet (RCO) connected
to London Flight Services. Both Visual Flight Rules
(VFR) and Instrument Flight Rules (IFR) flight
planning services are provided by the FSS. The
London Flight Services station can also be contacted
by landline at 1-866-992-7433.

Aviation Weather

An Automatic Weather Observation System (AWOS)
has been installed at the Airport. However, as of
January 2010, the system had not yet been
commissioned.

An operational weather observation site is located
south of the Air Terminal Building and provides local
weather information to Environment Canada and Nav
Canada. This site measures standard meteorological
data, such as temperature, wind direction, barometric
pressure, ceiling height, precipitation and other data.

Flight crews can obtain weather information through
contacting the FSS in London. Local ATC staff
provide meteorological aviation reports (METARS) as
well as Terminal Area Forecasts (TAF).

Aviation Communications

Aviation communications are available using several
aviation radio frequencies. An Automatic Terminal
Information Service (ATIS) is provided at the Windsor
International Airport.

The ATIS is a continuous broadcast, updated on a
regular basis (usually hourly during normal hours of
operation), conveying information related to active
runways, altimeter settings, available approaches,
notice to airmen (NOTAM) and other operational
information pertinent to aircraft operations. The
Windsor International Airport ATIS is available on
134.5 MHz.

A 'Ground’ frequency is also operational at the
Windsor International Airport. Pilots are required to
communicate with ATC via this frequency when
receiving IFR clearances, and taxiing to and from the
active runways. The ‘Ground’ frequency is available
on 121.7 MHz.

A ‘Tower' frequency is provided and designated for
pilots operating on active runways, and within the
Class D airspace surrounding the Windsor
International Airport. This frequency is available on
1247 MHz and designated as an uncontrolled
Mandatory Frequency (MF) outside Nav Canada's
normal operating hours.

Detroit TRACON

The Detroit terminal radar control unit controls air
traffic over Windsor International Airport between the
altitudes of 3,000 ft. and 8,000 ft. This is coordinated
with the Windsor ATC Tower.

Aviation Support Facilities

Several aviation support facilities are available at the
Airport. These support facilities include:

e Hangar space provided by Mara-Tech Aviation;

e De-icing services by Airway Aviation and Mara-
Tech Aviation;

e Minor aircraft repair works provided by WCS
Aviation (adjacent to the Windsor Flying Club
lease area);

e Airside maintenance services: rubber, snow and
ice removal;
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e Aircraft rescue and fire fighting services;

e Aircraft tie-down and plug-in services provided by
Airway, Maratech and Windsor Flying Club
(generally for members only);

e Short-term public aircraft parking available on
Apron II, Apron Il and on Apron |, beside Great
Lakes Flight Centre; and

e Branded AVGAS (100LL) and Jet A aviation fuel
through Esso (provided through Great Lakes
Flight Centre).

3.3.6  Passenger Facilities

The Air Terminal Building (ATB) is a two-storey
structure that houses air carriers, the travelling public
(as well as “meeters and greeters”), concessions, and
Airport-based employees. The second floor of the
ATB is primarily used as an administrative space for
Airport staff, and also leased to third parties. Nav
Canada operates a control tower located above the
second floor of the ATB. The total area of the ground
floor of the ATB is approximately 4,478m?.

The City of Windsor recently invested $1.2 million in
infrastructure improvements to the terminal. The
objective of the project was to improve circulation,
provide additional aircraft gates, and expand the
capacity of the passenger departure lounge. The
interior of the ATB was renovated to reflect a modern,
up-to-date interior design. The grounds were
landscaped in the spring of 2008 to create a strong
first impression and recognize the Airport's
commitment to protecting the environment.

Space is limited in the international arrivals and
baggage hall, which affects international processing
standards. The current ATB has the capacity to
process one international passenger flight (B737-800)
at a time within the arrivals hall. This lack of space
creates congestion for international flights. The
check-in area and concourse are also comparatively
undersized, and cannot accommodate multiple
departing flights, causing passengers to queue in the
concessions and vending area.

3.3.7 Cargo Facilities

Currently, the Windsor International Airport does not
provide dedicated cargo services but do facilitate
expedited cargo. Any cargo arriving or departing the
Airport is handled either on the ramp or through a
private/charter flight company on an ad-hoc basis.
The Airport has a temporary hangar with a loading
dock to accommodate low volumes of cargo.

3.4 Land Use

The Airport occupies approximately 813 hectares of
land and is zoned ‘Airport' in the City's Zoning By-law.

3.41  Site Opportunities and Constraints

The Airport is both enhanced and constrained by
human-made structures and natural features on-site
and in the surrounding area.

e The CN Railway is located directly to the west of
the threshold of Runway 07 and is considered a
constraint to future development at the site,
specifically the expansion of Runway 07-25 to
the west. Although the Airport owns the parcel of
land directly to the west of the railway, the use of
this land for aviation related activities is unlikely.

e County Road 42 lies directly south of the Airport
and is considered as a major transportation
artery connecting the City of Windsor to parts of
the County of Essex.

e An environmental protection area lies within the
Airport boundary in the southeast quadrant. This
area contains provincially significant wetlands
and woodlots and is designated “Provincially
Significant Wetland" in the City's Official Plan.

e lauzon Parkway lies to the east of the Airport
and is a major north-south transportation artery.
The future development of the Parkway,
including new interchanges at Highway 401 and
Highway 3, will improve access to the provincial
transportation network and enhance
opportunities for development on the operating
Airport site, as well as the adjacent Business
Park on surplus lands.
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o The CP Railway also borders the Airport property
to the northeast. Aithough Runway 07-25 can be
extended in this direction, the registered zoning
must be adhered to and the existing displaced
threshold of Runway 25 maintained.

e The adjacent CP line also provides an
opportunity for a potential multi-modal rail/truck
facility on the Airport lands.

e An electrical substation operated by Hydro One
is located east-northeast of the threshold of
Runway 25. This facility also constrains the
future expansion of Runway 07-25 to the east.

o The adjacent substation will provide sustained
electrical power to potential industrial users in the
Business Park.

e Existing hydro transmission towers and building
structures located to the east of the Airport would
encroach within the obstacle limitation surfaces
should runway 07-25 be extended in the future.

e Commercial and industrial land uses are adjacent
to the Airport on the north boundary. They will not
be affected by increased aircraft flight activity on
the Airport site. The location of new ground side
facilities on the north side of the Airport in close
proximity to the north boundary must address
land use compatibility issues such as noise and
lighting.

e The north property boundary limits opportunities
to complete a proposed ring road system on the
Airport lands.

e Enhanced air and ground services at the Airport
will provide new opportunities for other
businesses that benefit from locating in close
proximity to the Airport.

3.42 Current Airport Land Use Plan

An Airside Land Reserve Plan was prepared by LPS
Aviation Inc. in June, 2003 for Serco. The plan’'s key
objectve was to provide a rational and
comprehensive framework for the wuse and
development of Airport lands, permitting the balanced
fulfilment of present, as well as short and long-term

needs. The plan also identified surplus land within
the Airport property.

The Land Reserve Plan has been utilized by Airport
management since 2003. Several recommendations
were made for future land use and Airport expansion
in the Airside Land Reserve Plan. These
recommendations have been considered in
developing the Master Plan, as well as a number of
new issues and requirements.

3.43 On-Airport Land Use Regulations

Land use on the Airport property must respect the
requirements of Transport Canada's TP312E. These
aerodrome standards and recommended practices
place various restrictions necessary within the Airport
land area and include specific criteria for building
structures on the property.

3.4.4 Vicinity Land Use

All lands in the vicinity of the Airport are subject to
Windsor Airport Zoning Regulations pursuant to
Section 5.4 of the Aeronautics Act of Canada. Zoning
regulations in this section include:

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

e 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 or faciliies used to
provide services relating to aeronautics.

In the general vicinity, land use is governed by
Transport Canada TP1247E Land Use in the Vicinity
of Airports, and recent modifications by Nav Canada.
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3.5 Airport Standards and

Zoning

3.5.1  Airport Physical Standards

Canadian Airports that are ‘Certified' are required to
comply with national standards for Airport activities
and construction.

All current operations and future expansion planning
activites must observe Transport Canada’'s
Aerodrome Standards and Recommended Practices
(TP312). Compliance with these standards is
compulsory to maintain the Airport's Operating
Certificate.

Protective regulations are established around certain
Airport facilities, components and stations to protect
the safety and security of aircraft operations.

3.5.2 Physical Zoning

Physical zoning refers to the protection of the land
and airspace of the obstacle limitation surface around
an Airport.

An obstacle limitation surface is an area that defines
the maximum permitted height of a structure in the
airspace of an aerodrome so that aircraft operations
can be conducted safely. Obstacle limitation surfaces
include the take-offlanding zone, approach,
transitional and outer surfaces. Zoning criteria are
described in  Transport Canada's Aerodrome
Standards and Recommended Practices (TP312) and
are based on runway reference codes.

Each runway has its own type of physical zoning,
depending on the reference code assigned. Runway
07-25 is Code 4E-P and Runway 12-30, is Code 3D-
(NP) standards.

Figure 3-2 illustrates both the Code 4E-P and Code
3D-~(NP) physical zoning requirements established for
both runways at the Airport.

3.5.3  Electronic Zoning

Future Airport developments and operations must
also be compatible with a diverse range of electronic

transmissions taking place on or near the Airport, all
of which are essential to the safety of aircraft and
Airport operations. Electronic zoning is designed to
protect the reliability of the electronic systems of the
aerodrome.

Electronic zoning criteria are identified in Transport
Canada's document entitled TP1247 - Land Use in
the Vicinity of Aerodromes.

The Airport is equipped with several navigation aids:
an Instrument Landing System (ILS) which includes a
localizer and glide path indicator, two
receiver/transmitters, as well as directions finding
equipment such as a VHF Omni-directional Range /
Distance Measuring Equipment (VOR/DME) and a
Non-Directional Beacon (NDB). All of these systems
have been identified in Section 3.3.4 of the Master
Plan.

Future Airport developments must follow the
electronic zoning restrictions for navigational aids first
established by Transport Canada and now
maintained by Nav Canada.

Figure 3-3 shows the current electronic zoning
requirements stipulated by TP1247 necessary for
protecting the integrity of the Airport's electronic
systems from interference or disruption.

3.54 Vicinity Land Use Zoning

Physical zoning is not complete without protecting off-
Airport land requirements. Complete zoning plans
usually include zoning regulations for obstacle
limitation surfaces (OLS) including an outer surface
consisting of a circular plane with a 4,000m radius
from the Airport Reference Point (ARP).

The Airport's airside system and surrounding airspace
is normally protected by Federal Aeronautical Zoning
Regulations. The Zoning Regulations prohibit the
erection of any structure that may compromise
unobstructed safe aircraft operations.

The maximum height of any structure is governed by
its proximity to runways, taxiways and any electronic
or navigational aid equipment.

Most Airports certified with Canada's National Airport
System (NAS) have registered Federal zoning to
protect land uses surrounding the Airport.
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Although the Windsor International Airport was not
designated as a NAS Airport by Transport Canada,
registered zoning is currently in place and is entitled:

Windsor Airport Zoning Regulations
Regulations Respecting Zoning at Windsor Airport,
Current to August 27, 2009

Off-Airport land affected by these regulations is
annotated on the Land Title to alert owners of the
restrictions. All Airport development falling within the
affected zones is subject to these restrictions and
guidelines.

According to Airport management, the current Zoning
Regulations require revision, primarily because the
former Runway 02-20 is still included within the
regulations, although the runway has been
decommissioned and currently designated as
Taxiway ‘F'. It is recommended that the Registered
Zoning at the Airport be revised to remove the former
Runway 02-20 from the regulations and reconfirm
protection for ultimate runway lengths in the future.

A review of the Regulations suggests that the zoning
associated with Runway 12-30 has been configured
based on a Precision Instrument runway, although
Runway 12-30 is being operated as a Non-Precision
Instrument facility.

Discussions  with  Airport management raised
questions about changing the Registered Zoning of
this runway to reflect the current non-precision
designation.  Analysis suggests that the Airport
should retain the current Precision Instrument zoning
associated with the runway as it provides more
conservative protection for current runway operations.

Maintaining the current Precision Instrument zoning
designation will also allow the Airport to designate the
runway as a Precision Instrument facility in the future,
without modifying the regulations once more
sophisticated satellite based precision approach
systems come into use.

Land uses surrounding the Airport property are also
subject to policies and provisions of the City of
Windsor and the Town of Tecumseh Official Plans
and Zoning By-laws, as outlined in Section 2.5.

3.5.5 Noise Projections

One of the most significant environmental impacts of
Airport activity can be noise generated by aircraft
landing or taking off. To estimate potential noise
impacts on areas in the vicinity of Airports, Noise
Exposure Forecast contours (NEF) are prepared
based on the types of aircraft operating at the Airport
and flight frequencies. NEF contours are presented to
measure the likely level of community response to
aircraft noise.

Table 3-5 describes the NEF contour intervals and
corresponding community response predictions, as
per Transport Canada’s document TP1247 - Land
Use in the Vicinity of Airports.

A noise exposure forecast was prepared in November
2009 and provided to Airport management for review
as part of the Master Plan.

NEF contours are presented in Figure 3-4. These
contours were based on a high air traffic growth
scenario, from which a representative peak day traffic
distribution was calculated. The peak traffic was
assumed to be primarily assigned to Runway 07-25,
due to prevailing wind direction and availability of an
Instrument Landing System (ILS).

Table 3-5 - Community Noise Response
Predictions

Response
Area

Response Prediction

Over 40 NEF | Repeated and vigorous individual
complaints are likely. Concerted group
and legal action might be expected.

35-40 NEF Individual complaints may be vigorous.
Possible group action and appeals to

authorities.

30-35 NEF Sporadic to  repeated individual
complaints. Group action is possible.

Below 30 | Sporadic complaints may occur. Noise
NEF may interfere occasionally with certain
activities of the resident.
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The NEF contours appear to be conservative since:
o The model represents the high growth scenario;

e Some of the aircraft used in the model may now
be considered outdated, and

e New aircraft technologies are quieter.

Increased activity levels at the Windsor International
Airport could impact the size and shape of the NEF
contours, depending on the frequency and types of
expected aircraft use. Given that the Airport is
interested in developing an inter-modal transfer hub
on Airport lands, air cargo activities may increase in
the medium to long-term.

In general it is expected that the increased air cargo
activities could impact noise exposure to the
community. However, based on the cargo volumes
presented in previous feasibility studies, such as
those prepared by Lufthansa Consuiting, increased
air cargo activities are only expected to generate
approximately three additional air cargo flights per
day in the maximum growth scenario and will not
affect the noise exposure forecast.

3.6 Meteorological Assessment

A detailed aviation meteorological study was
prepared to support the Master Plan. The study was
used to determine if the Master Plan should include
any actions to improve the availability and/or usability
of the Airport. Many climatological and geographic
factors are typically considered in an Airport
meteorological assessment.

The Airport is located to the south-southeast of the
City Centre, with the primary Runway (07-25) oriented
in a northeast/southwest direction. A secondary
Runway (12-30) is also available and oriented in an
east-southeast/west-northwest direction.

Factors that affect the ability of a runway to meet its
design needs are:

e ambient temperature (the higher the temperature
the more runway length is required for the same
aircraft);

e wind speed and direction (a cross-wind can affect
the ability of an aircraft to land);

e precipitation characteristics (snow and rainfall
accumulations); and

o cloud ceiling and horizontal visibility.

Custom-developed software was used to down load,
process and analyse very large Environment Canada
database information.

Temperature

Based on more than 30 years of weather data
accumulated at Windsor, the daily average
temperature ranges from a low of -4.5° C in January
to a high of +22.7° C in July. With this modest range
(compared to other Airports in Canada) there is little
variable effect on aircraft performance. In terms of
average daily maximum temperature, the maximum is
in July at +27.9° C and daily minimum values have
been recorded in January at -8.1° C. There are only
8.1 days per year on average with a maximum high of
above 30° C where aircraft performance could be
particularly poor. The current runway alignments and
supporting navigation systems are adequate for the
types of aircraft proposed for the long-term and there
is no need for runway modifications due to
temperature.
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Wind

Wind data was collected for Windsor for the period
1980-2009, and analyzed for seasonal and annual
frequencies of wind directions and speeds.
Specialized software was used to categorize and
display wind frequencies in the form of a wind rose as
shown in Figure 3-5. The wind rose displays the
frequency of wind direction and uses concentric
circles of wind speeds to illustrate frequency of wind
speed categories for any direction.

Figure 3.5 shows the annual wind rose. The four
seasonal wind roses are shown on Figure 3-6
depicting the variation of wind frequencies by season.
Wind direction strongly favours the west and
southwest for much of the year, with a northeast
component also showing a strong tendency in the
spring and summer months. These wind direction
frequencies strongly correlate to the runway
orientation. Therefore, wind conditions will not restrict
the type of operations proposed for the Airport.

Figure 3-5 — Annual Wind Rose
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Precipitation

Rainfall in the Windsor area is at a minimum in
January with 21.7mm per month and at a maximum in
June with 89.8mm per month. The maximum period
for snowfall is in January at 35 cm. These are not
considered as extreme accumulations of precipitation
and the current runway structure (pavement, drainage
etc.) has been reported by Airport management to be
sufficient. Precipitation is not a limiting factor in terms
of current or contemplated Airport operations.

Visibility

Data was collected for Windsor Airport for the period
1980-2009 (a standard 30 year climatological period)
and analyzed for ceilings and visibility categories.

Four categories of ceilings and visibilities were
selected:

e Below VFR includes all ceilings or visibilities in
each hourly report that were below 1000 feet
and/or 3 miles visibility;

e Below 800 feet/and/or 2 miles refers to a
category of ceilings and visibilities below
alternate limits;

e Below 500 feet and/or 1.5 miles as a special
category; and

e Below IFR (instrument Flight Rules) includes all
ceilings and visibilities below 200 feet and/or ¥
mile.

There were 262,909 hours analyzed within the
sample. Results of the analysis can be found in
Table 3-6.
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Figure 3-6 — Wind Rose Analysis by Quarter
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Table 3-6 - Percent Frequencies of Ceiling and Visibility Categories at YQG 1980-2009

Hours in % <VFR % < 800 Ft % < 500 Ft % <200 Ft
Sample &lor 2 Mi. &lor 1.5 Mi. &lor 0.5 Mi.
Jan 22,319 16.6% 11.7% 7.8% 1.8%
Feb 20,352 15.8% 11.8% 8.2% 2.5%
Mar 22,322 11.5% 8.6% 6.1% 1.6%
Apr 21,597 7.5% 4.9% 2.7% 0.6%
May 22,308 6.3% 41% 2.2% 0.5%
Jun 21,604 5.0% 3.2% 1.8% 0.2%
Jul 22,287 3.9% 1.9% 1.0% 0.1%
Aug 22,308 6.5% 3.4% 1.8% 0.4%
Sep 21,583 6.5% 4.1% 2.2% 0.6%
Oct 22,306 7.2% 4.8% 2.7% 0.6%
Nov 21,598 10.2% 6.9% 3.7% 0.8%
Dec 22,325 15.6% 11.2% 7.5% 1.9%
Year 262,909 9.4% 6.4% 4.0% 1.0%
The percent frequency of Below VFR ceilings and
visibilities ranges from a high of 16.6 percent in
January to a low of 3.9 percent in July. The trend is
similar for the Below 800 feet and/or 2 mile visibility
category. It peaks in January at 11.7 percent and
drops to 1.9 percent in July. The highest frequency for
ceilings and visibilities in the Below 500 feet and/or
1.5 miles is in February at 8.2 percent. The lowest
frequency for this category is in July at 1.0 percent.
The lowest category of Below 200 feet and/or %2 mile
had the highest frequency in February of 2.5%. The
lowest frequency for this category occurred in July at
0.1%.
The frequency of lower ceilings and visibilities at the
Windsor Airport are comparable to those experienced
at other Southern Ontario Airports.
Figure 3-7 illustrates the four ceiling and visibility
categories displayed in a bar chart format.
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Figure 3-7 — Frequency of Ceilings and Visibilities
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4 Aviation Activfgr and Forecasts

4.1 Introduction

The Master Plan considers facility and infrastructure
requirements and development needs within
stipulated time frames, or planning horizons. The
following planning horizons are considered for the
Windsor International Airport:

e  Short-Term — 2010-2015

e Medium-Term —2016-2020
e Long-Term - 2021-2031

¢ Ultimate — Beyond 2031

The aviation activity forecasts to the Year 2030 for the
Windsor International Airport serve as a critical
component of the Airport Master Plan. They define
the likely composition and scale of passenger, cargo
and aircraft movement activity through the planning
period. The High and Low forecasts together define
the probable range of activity. The forecasts run to
2030 in annual increments. This two-decade interval
allows the Airport to consider emerging trends in the
community and Canadian economy, and to plan
accordingly.

Forecasts help to define the expected timing of facility
requirements and required capital expenditures. The
schedule of investments will be event-driven - as
traffic reaches a certain level, the Airport will make
the appropriate investments.

YQG is exploring various opportunities to create a
multi-modal hub on the Airport owned lands, including
an inter-modal cargo transfer facility called a “Cargo
Village" and a maintenance/repair/operations facility.
It is intended that additional spinoff businesses will
likely develop in the adjacent Business Park or on
surrounding lands. The Cargo Village project
includes a cargo transfer facility, forwarding, customs
brokers, distributors, warehouses and trucking,
among other activities.

This project has far reaching implications for the City
of Windsor by helping to “kick start” a new industrial

opportunity, along with employment opportunities for
residents.

The Cargo Village's indirect economic benefits
include an increase in passenger traffic activity and
additional revenue for the Airport. In addition, cargo
activities in the Village will generate municipal tax
revenue for the City of Windsor. Since the Cargo
Village is important to both the City and the Airport's
future, it has been provided for in the Master Plan.
The plan can be updated accordingly as the proposal
and financing is confirmed.

Other Airport projects could include other aviation
related businesses, such as a Maintenance, Repair
and Overhaul ("MRQ") operation, FBO and increased
general aviation (flight school, flying club, etc).
Currently the general aviation accounts for the
majority of the flight operations.

The aviation activity forecasts serve as the foundation
for long-term Airport capital and land use planning.
They give the Airport the flexibility to adapt to
changing conditions and plan accordingly.

4.2 Future Traffic Determinants

The passenger and cargo traffic handled at an Airport
depends on many factors, some operating on an
industry-wide basis, and others unique to each
facility. These elements determine raw traffic
volumes, and the mechanisms and degree to which
traffic will respond to outside stimuli. Figure 4-1
shows a simplified schematic diagram.

The “Macroeconomic Factors” box refers to all
elements of the national and world economies. It
incorporates current levels of output, exchange rates,
capital stock, prices, unemployment, interest rates
and capital markets. The GDP has widely
demonstrated its power as a determinant of air traffic.
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Figure 4-1 — Determinants of Airport Traffic

The “Local Economic Factors” box refers to economic
variables unique to Windsor, including the strength of
leading industrial sectors, unemployment rates,
demographics, and government projects to stimulate
the local economy. These Macroeconomic and Local
Economic factors jointly determine local demand for
travel. The “demand for travel’ is a very broad
variable reflecting all demand elements. It is not a
simple quantity; rather it is a complicated function
whose value depends on the totality of services and
costs/fares for all modes at Windsor and Detroit.

The “Regional Airports System” refers to all Airports
that serve Windsor demands. It includes the Windsor
International Airport and Detroit Metropolitan Wayne
County International Airport, and also the Airports of
London (London International Airport) and Toronto
(Pearson International Airport). Certain other Airports
including those located in Flint, Willow Run, Sarnia
and Toledo could atso affect the Windsor-Detroit
complex.

The “Airline Corporate Strategies” box refers to the
planning and marketing processes of each airline that

presently does, or eventually might, serve the
Windsor-Detroit area?.

It reflects the airlines’ networks, cost structures,
alliances, fleet plans, pricing approaches, yield
management and network design (linear vs. hub and
spoke). Each airline has a unique set of criteria it
uses to decide to serve a particular destination.
These consider traffic volumes, impacts on its flights
at nearby Airports, airfares, competition, the need for
community financial support, minimum service levels,
whether to develop its own operation or hire third
party contractors, efc.

In the box “Airline Regional Strategies,” the airline
adapts its overall business practices to each locality.
Air Canada has decided to serve the Windsor-Detroit

2 The Master Plan considers many factors that the Detroit
and Windsor communities have in common. They help
explain the interactions between certain traffic segments at
the Detroit Metro and Windsor International Airports. While
Detroit and Windsor enjoy a close economic relationship,
the international border, and the differences between a
medium-sized Canadian City and a large U.S. Metropolis
mean that the two Cities cannot be viewed as a single
homogenous region.
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area through flights by its commuter affiliate Air
Canada Jazz with Toronto as the hub.

Air Canada Jazz's Windsor flights offer a limited
capacity at relatively high fares. Lower fares are
accessible through higher capacity flights at Toronto
or Detroit. WestJet recently resumed direct flights to
Windsor from Calgary. U.S. carriers could operate to
Windsor but they have chosen to access Windsor
through their extensive flights at Detroit Metro. These
examples illustrate that the decisions of airlines can
have a decisive impact on an Airport's traffic. They
are especially important in areas served by several
Airports, where airlines decide how the traffic will be
distributed.

The “Airports System" and “Airline Strategies”
elements determine how each airline will address a
particular market — the “Regional Strategies." Most
urban communities have only one Airport with
scheduled services. The Airport's traffic will depend
on the community's population, income, industrial
base and other factors. If a community has several
scheduled service Airports, the volume of traffic
handled by each becomes problematic. ~Some
airlines will concentrate services at one Airport, to
avoid the higher costs of a split operation or self-
diversion of revenues. Other airlines may elect to
serve all facilities to maximize their market
penetration. A new entrant might serve a small,
underdeveloped Airport to distance itself from
entrenched competition, or avoid ground and airspace
delays.

These factors make the traffic volumes of any Airport
in a multi-airport region such as Windsor-Detroit
problematic. ~ Traffic depends primarily on the
scheduling and pricing decisions of the airlines. The
Windsor International Airport's traffic therefore is
indeterminate and it is difficult to quantify latent traffic.
The Airport could conceivably attract large volumes of
traffic from Michigan and serve a volume of traffic far
larger than the Ontario market alone could support.
Alternatively, it could lose most of its traffic to other
Airports. The forecasting challenge is to define a set
of reasonable outcomes that avoids either extreme.

The factors encompassed by “Local Travel Demands”
and “Airline Regional Strategies” jointly determine
how each airine will serve the market. The
schedules and fares are determined simultaneously.

The schedule specifies the capacity and destinations
served, and the fares maximize the potential of the
given schedule. Each Airport, through its marketing
efforts, can influence airline route decisions.

The most important factors driving Windsor
International Airport's traffic are its ability to draw,
attract traffic away from the Detroit Airport (including
YQG Shuttle for business travellers going to
downtown Detroit) and the flight and fare strategy of
Air Canada/Air Canada Jazz for the Windsor service.
The range of possible changes to these variables
defines a very wide range of air passenger traffic.
Other variables could change, but would generate
much smaller changes in traffic.

4.3 Economic Environment

This section of the Master Plan sets the economic
environment of the area served by the Airport,
focusing on national and local economic conditions,
important determinants of the demand for air
transportation. However, business opportunities will
also be secured through pro-active, targeted
marketing by Airport management, supported by
investment in infrastructure, buildings, facilities and
area roads by the City with the aid of senior levels of
government.

Air travel is driven by a need for people to move from
location to location for business needs, to visit friends
and families, or for tourism. Regardless of its
purpose, the amount of travel that people undertake
is determined by the economic vitality of the Country,
region, and local area, and the economic and
demographic characteristics of the people in the
Airport catchment area. The economic downturn of
2008/10 has caused a widespread contraction in
passenger air traffic and air services.

National Level

Canada's particularly strong dependence on
international trade, its large commodities industries
and the tightly integrated global capital markets have
made the nation vulnerable to external factors.
Fortunately, Canadian financial institutions have
exercised conservative investment policies and
limited exposure to the global financial crisis. The
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Bank of Canada has maintained low short-term
interest rates and the Federal Government has
launched a large fiscal stimulus program. The
consensus of Canadian and foreign institutions, calls
for modest growth in 2010, with an accelerating
recovery in 2011 (Table 4-1).

In addition, Ontario's proposed corporate income tax
cuts, elimination of the Capital Tax and the proposed
Harmonized Sales Tax will encourage investment.

Unlike our American counterparts, Canada has begun
to experience an end to the recession in the second
quarter of 2010. Stronger capital investment resulting
from reduced marginal tax rates on dividend and
capital gains income and modest increases in
productivity will partially offset an aging and shrinking
labour force. In the next decade, we can expect an
average annual growth rate in GDP of 2 percent
during 2009-2019 rather than the 3 percent of the last
two decades?.

Regional-Local Level

Windsor is the major employment generator in the
Windsor-Essex region, home to over 800 companies,
with the majority working in automotive parts
manufacturing, machine tools, plastics, robotics, food
and beverage processing, pharmaceuticals and
chemicals.

Windsor is the centre for Canada's automotive
industry. However, in the last several years, the three
Detroit automotive manufacturers have experienced a
loss of market share to foreign-based companies.
The close integration between the Canadian and U.S.
automotive industries has resulted in layoffs in
Ontario. Job losses have occurred in Windsor, St.
Thomas and Chatham.

Tourism, once a significant contributor to the local
economy, has also been adversely affected. In
recent years, lower personal incomes, an
appreciating Canadian dollar, increased border
security, three Detroit casinos and declining

3 See Toronto Dominion Bank Financial Group, A New
Normal: Canada's Potential Growth During Recovery and
Beyond, (Toronto, November 10, 2009)

recreational travel has resulted in job losses for
Caesars Windsor.

However, by the spring of 2010, growing evidence
suggested that the Windsor economy was emerging
from the worst of the contraction, and seeing its first
growth in four years. The Conference Board believes
that Windsor has good job creation prospects for the
summer of 2010. In the first quarter of 2010, non-
residential construction increased by approximately
45 percent over the previous year. Only Victoria and
St. Catharines-Niagara exceeded this growth®. The
$400 million Continental Rail Gateway, announced in
June 2010, will link Windsor and Detroit with a
railroad tunnel capable of accommodating double-
stack container cars, creating 2,200 jobs. The
University of Windsor and the City of Windsor are at
the centre of plans to develop a renewable energy
industry. The Smart Community project links over
200 sites in Essex County with a high-grade optical
fibre network. The third crossing and Windsor-Essex
Parkway will create manufacturing and construction
jobs in the short-term and new trans-border business
in the longer-term.  The Windsor-Essex Parkway has
been launched and is planned to be under
construction in 2011 creating 18,000 new jobs.

The demand for air travel largely depends on people
and businesses' financial ability to travel. Purchasing
power by businesses and individuals, and residual
income can affect if passengers can afford to travel,
or make passengers increasingly sensitive to fares,
thereby causing users to turn to Airports with cheaper
flights or to cheaper modes in times of economic
instability. However, Windsor is starting to
experience growth, which will increase the demand
for commercial and passenger air travel.

* Source: Statistics Canada
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Table 4-1 - Growth Projections for the Canadian Economy

Source 2010 2011 2012 Date
Scotiabank 3.1% 3.1% 2.6% | March 2011
Royal Bank of Canada 3.1% 3.2% 3.1% | March 2011
Bank of Canada 3.5% 2.9% 2.2% | July 2010
Bank of Montreal 3.1% 3.0% 2.7% | March 2011
Toronto Dominion Bank 3.1% 3.0% 2.5% | March 2011
CIBC 31% 2.8% 2.8% | February 2011
International Monetary Fund 31% 3.2% April 2010
OECD 3.0% 2.3% 3.0% | November 2010
Conference Board of Canada 3.0% 2.0% 1.96% | March 2011
4.4 Passenger Traffic and Fares Originating Airport
Destination Windsor | London | Detroit
441  Fares
_ _ o London UK $1,181 $853 |  $902
Residents of the Windsor-Essex region primarily use
the Airports of Windsor, Detroit, London and Toronto. Los Angeles 3908 560 | $332
However, both London and Detroit offer a wider range Montreal $810 $780 $531
of carriers, more non-stop destinations, and more ,
capacity than Windsor International Airport. Table 4-2 W Yeriéity Al 5060 o6
is a sample of the lowest return fares for selected Orlando $884 $421 $313
destl'natlo'ns from each Airport, using common sites $725 $678 $524
specifications for day of departure, length of stay and
advance booking period. The table illustrates St. John's $885 $764 | 3863
Signiﬁcant fare differences. Tokyo $1.272 $1,126 $1,004
Toronto $534 $462 $508
Table 4-2 — Lowest Return Fares to Selected Vancouver $1.124 $483 $533
Destinations (CDN $, Taxes Included
( $ ) Winnipeg $859 $280 $511
Originating Airport
Depart March 5, 2010. Return March 14 2010. Lowest
Destination Windsor | London | Detroit available fare. Search on Orbitz, January 6, 2010
Calgary $1,020 $368 $567
Edmonton $940 $340 $550
Halifax $779 $496 $721
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Passenger choice of Airport is highly sensitive to fare
differentials. It is especially significant that travel to
high volume Canadian destinations has often been
considerably cheaper from Detroit than from Windsor.
Services to Canada from Detroit are often more direct
than from Windsor and competition is stronger. As a
Canadian City, with many ties to areas throughout the
nation, Windsor likely generates a significant volume
of domestic travel. Canadian markets would figure
prominently in any attempt to build volume at
Windsor.

Air Canada Jazz provides less capacity to Windsor
than when it flew 102-seat DC 9-30s and offered non-
stop flights to Toronto, Winnipeg, London and
occasionally Montreal and Ottawa. A lower capacity is
now provided and the airline sets its fares to fill the
limited capacity offered. The lower fare market
segments are not broadly served.

These dynamics make it difficult to estimate the “true”
size of the Windsor-Essex market. Actual Airport
traffic volumes severely underestimate the market
size. A traffic market study is required to determine
the true size of the Windsor-Essex market. There are
no satisfactory statistics available to estimate this
market in the absence of a study.

4.4.2 Passenger Traffic

The Detroit and London Airports make future
projections of Windsor International Airport's traffic
problematic. Current traffic volumes, recent inter-
Airport fare differentials, and anecdotal evidence from
interviews suggest high rates of “leakage.”

Conversely, the Airport has, in the past, captured
traffic originating in Michigan that might otherwise use
the Detroit Airport.

The complex multi-airport competition and inter-
airport fare differentials mean that the Windsor
International Airport serves only a portion of its
region’s “true” traffic.

This is very common for small and medium-sized
Airports, but the relationships governing Windsor are
particularly sensitive to competitive conditions. The
Statistics Canada Report 51-203, “Air Carrier Traffic
at Canadian Airports” gives annual enplaned-
deplaned traffic for the largest Airports. However,
data is unavailable for 2006, 2007, 2008 and 2009.
The Windsor International Airport reports 2007, 2008,
2009 and 2010 annual passenger traffic as 121,269,
116,397, 110,400, and 142,756 passengers
respectively. In 1999, Statistics Canada discontinued
its domestic origin-destination survey.

A cross-sectional econometric model suggests that
the Windsor-Essex Region generates 611,103
inbound and outbound passengers annually
(Appendix A). They use several Airports, including
Windsor and Detroit. This demand is much greater
than the number of passengers actually using the
Airport, as shown in Figure 4-2, and displayed in
Appendix B, Table B-1. With a 2007 traffic capture of
118,251 passengers, the Windsor International
Airport is “spilling” 492,852 passengers per year. It is
noted that the model does not consider any US
catchment by Windsor International Airport. A true
market study is required to validate these statistics.

The airlines serving Windsor responded to the new
bilateral agreement of the late 1990's with fares
designed to minimize the loss of domestic
passengers through Detroit. The market stimulation
more than offset the loss of some traffic to Detroit.
However, the subsequent declining traffic and large
fare differentials suggests that Air Canada Jazz no
longer wishes to compete with the Detroit airlines
even for Canadian domestic passengers.
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Figure 4-2 - Windsor International Airport Enplaned and Deplaned Passengers
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Source: Statistics Canada Report 51-203X, “Air Carrier Traffic at Canadian Airports”, (Ottawa 1996-2009)

During 2006-2009, only one scheduled airline, Air
Canada Jazz, continuously served Windsor.
Statistics Canada follows strict rules about protecting
proprietary data, and cannot report Windsor's traffic
for this period.  Traffic reported by Windsor
International Airport in this period includes both
scheduled and charter traffic volumes. The table
shows very unstable traffic through recent history.
This is characteristic of Airports operating in multi-
Airport regions, where individual airlines can impact
wide fluctuations in traffic.

Earlier growth in the 1995-1999 period resulted from
competition between Air Canada and Canadian
Airlines International. ~ The subsequent merger
caused fraffic to fall. Between April 1, 2003 and
October 30, 2005, WestJet operated a non-stop
Windsor-Winnipeg flight. When it discontinued the
service, it redeployed the aircraft to London. Despite
WestJet's presence, the Airport's 2005 volumes were
15 percent below those of 1995.

The traffic volumes in the period 2006-2008 reflected
the subsequent loss of Westet, the reduced
capacity, resultant higher average fares, the
recession, and Windsor's weak economy.

Since 2008, Windsor has capitalized on opportunities
in both the charter and commercial passenger
market. YQG has become a departure point for the
package vacation market to the Caribbean. For
example, Sunwing offers a weekly charter service for
vacation package travellers to Cuba during the winter
season. In 2010, WestJet resumed its service to
Windsor with a daily non-stop flight between Windsor
and Calgary. It is expected that the traffic volumes for
2009-2010 will reflect this increase in flights out of
Windsor International Airport. This increase in activity
is a result of the change in management to YQG and
their enhanced marketing efforts. A true market
study is required to validate these statistics.
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443 Inter-modal Competition

VIA Rail operates intercity passenger trains through
the Windsor/Sarnia/Quebec City rail corridor.

The Government of Canada has assisted VIA Rail in
upgrading its passenger services. In 2009, VIA Rail
announced a $17 million upgrade for the Chatham
Subdivision. VIA Rail plans to construct a new station
for Windsor for $6 million. It will be located close to
the existing station, and open in the fall of 2011.

VIA Rail offers four trains daily from Windsor to
Toronto. As it upgrades its track, it may increase its
services or operate its trains at faster speeds. The
passenger trains could have positive or negative
impacts on the Airport. A commercial airfline might
offer flights with sufficiently low fares to attract rail
passengers. The forecasts recognize the possibility
of new services by Porter Airlines to Toronto. These
flights would appeal to many rail passengers because
of the proximity of the Billy Bishop Toronto City
Airport to Toronto Union Station.  Passengers
traveling onwards could also benefit.  Alternatively,
the trains might attract passengers who would
otherwise fly. The traffic forecasts make no explicit
allowance for VIA's market shares. However, the
more aggressive forecasts would result in the shift of
some rail traffic to the air mode.

444 Implications for Forecasting

The competitive dynamic in the region poses the
following issues for developing forecasts:

e The volume of Windsor's scheduled traffic for
2006-2009 was not available when this analysis
was prepared.

o Windsor International Airport's traffic has been
falling since 1999. The volume for 2005 was
35.9 percent less than that of 1999. A continued
decrease is untenable.

o The Airport's reported traffic has been very
volatile, with significant swings in total traffic.
Between 1986 and 1993, domestic origin-
destination traffic fell by 49.2 percent. This could
be partly due to non-reporting airlines.

o Windsor traffic is very sensitive to competition,
particularly through its impact on fares and
leakage.

The current fares charged by Air Canada Jazz
reflect a desire to serve only the highest fare
paying segments at Windsor. The small traffic
volumes fill Air Canada Jazz modest capacity.
The segments paying lower fares are forfeited,
mostly to U.S. carriers at Detroit.

There is a link between competing carrier
scheduling and pricing decisions. Air Canada’s
new London-Western Canada services closely
followed the new WestJet flights to western
Canada from the region.

These competitive, price and leakage effects
overwhelm the influences of national GDP and
the Windsor-Essex economy.

Information on Windsor's historical fares might
enable development of a traffic determination
model. Information on Detroit's domestic fares
by carrier and destination is readily available.
The model will require estimates of future fares.

Forecasts for Windsor, therefore depend on
assessing the competitive strategies and pricing
practices of individual airlines.

It is a challenge to predict the actions of airlines
with any degree of accuracy.  Statistical
processes apply best to a large population, with
each member acting independently. The number
of airlines directly influencing traffic at Windsor is
smal, and their decisions are strongly
interdependent. The units of response — new
flights, are large in comparison to the total
activity. An added problem is the scarcity of
origin-destination and fare data. Consequently, it
is a challenge to generate statistically rigorous
forecasts for Windsor. Even with extensive traffic
leakage data, comprehensive schedules, and an
explicit modeling of Windsor/London/Detroit
Airport choice, it is difficult to predict airline
behaviour.

A modeling process which bases forecasts on
certain high probability events is therefore
deemed appropriate for the Windsor International
Airport.

A traffic market study on the true size of the
Windsor-Essex market is strongly recommended
to validate the results of the model.
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4.5 Approach and Assumptions

The future volume of passenger traffic at the Windsor
International Airport will depend primarily on the
interaction of carriers at the London, Windsor and
Detroit Airports. The resulting fare differentials, which
reflect carrier capacities, will determine if the region's
passengers are served through the Windsor, Detroit
or London Airports.

The complexity of the multi-airport traffic allocation
process, limited data, and the decisions of airline
managers preclude a rigorous and well structured
forecasting methodology. The forecasts therefore
include a base level of ftraffic reflecting current
activity. It experiences steady organic growth. A
series of incremental scenarios capture the impacts of
several hypothetical but plausible air service changes
and correspond to discrete changes in Windsor's air
services. The baseline traffic, when combined with
some or all of the scenarios, will span the likely range
of passenger traffic at the Windsor International
Airport.

451 Baseline Case

The Baseline Case assumes that Air Canada Jazz
will continue to operate its Windsor-Toronto service.
Beginning in 2014, Air Canada will introduce larger
Q400 turboprops, with 70 seats, and adjusts its
pricing to reflect the larger aircraft.  This will
encourage passengers to fly to Toronto, other
Canadian destinations, the United States and
overseas. The Q400 aircraft would operate at a 70
percent load factor.

The Baseline Case also includes the Caribbean and
Mexican charters presently operating, which include
Westlet and Sunwing flights.  Total traffic will
experience an annual growth of 3.2 percents. Several
incremental cases could generate additional traffic.

® Source: Boeing Current Market Outiook, 2009-2028
(Chicago, 2009). Boeing predicts that the North America
market will expand by 3.2 percent yearly through to 2028.

4.5.2 Porter Airlines

In 2011, Porter Airlines would provide two daily
services to the Billy Bishop Toronto City Airport. This
would increase short-haul capacity at the Airport for
both Air Canada Jazz and Porter Airlines, increasing
the number of flights to high volume destinations in
Canada.

453 WestJet

On May 31, 2010, WestJet restored services to
Windsor. The daily flight to Calgary will operate until
October 30, 2010. The forecasts include the new
service, and assume that a seasonal operation would
continue in 2011. In 2012, it would upgrade its
services to a single daily year-round. It would add
one additional flight every three years, until reaching
a maximum of four flights in 2021. WestJet's flights
would operate primarily to western Canada. The
service would restore competition to western Canada
and recapture Canadian passengers who travel to
western Canada through Detroit.

454 Augmented Charter Services

Additional charter flights by Sunwing or other potential
carriers would also be implemented. In 2011, a
charter carrier would add one additional weekly flight
over and above the Airport's current services. Every
three years, an additional flight would be added, to a
maximum of seven flights each week. The charter
flights would operate six months of each year and use
150 seat aircraft with a 90 percent load factor. Local
charter flights, for example C-208 Caravans to Pelee
Island, are expected to continue at current levels, or
grow modestly.

455 New Services by Air Canada

Air Canada and its Jazz affiliate would continue to
defend its market strength in eastern Canada. In
2005, it launched non-stop services from Montreal
and Ottawa to Hamilton. The airline would also
introduce air services at the Billy Bishop Toronto City
Airport, to counter the growth of Porter Airlines. It
expanded its direct London-Western Canada services
in response to inroads by WestJet and would likely
respond to any Westlet or Porter expansion at
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Windsor. Air Canada would increase capacity in
2012 and increase frequency in 2016 and 2020. The
flights would use 70-seat turboprops with a 70
percent load factor. An increased in frequency and
expansion in air services by Air Canada would be
initiated if new services by WestJet or Porter gain a
successful foothold in the Windsor market.

456  Trans-border Flights

This scenario calls for 2 flights per day service by a
50-seat aircraft to a U.S. hub by 2014. Prospective
destinations could include Cleveland (Continental),
Philadelphia (US Airways), Newark (Continental),
Chicago (United or American) and Minneapolis
(Delta). The proposed frequency is characteristic of a
new hub centered service by a regional jet to a low
volume destination. The 75 percent load factor is
equal to the average performance of regional jets
operating to and from Detroit in 2008 on domestic
routest. An airline starting the service would consider
the risks of diverting traffic from its parallel Detroit
flights.

4.5.7 Most Likely Case

The scenarios can be combined in several ways to
generate many future estimates of trafic. The
following “Most Likely" combination offers the most
plausible series of market events, and the most useful
basis for preparing the Airport Master Plan:

e Baseline, with services by Air Canada Jazz and
charter airlines;

e Inauguration of services to Toronto by Porter
Airlines;

o Augmented charter services; and

¢ Anintroductory trans-border air service.

When Air Canada Jazz regains entry to the Billy
Bishop Toronto City Airport, the resulting competition
can lead to an increase in flight services.

The other scenarios are considered to be speculative.
The capacities of the B737 types operated by

8 Source: United States Department of Transportation
Domestic T-100 Segment Report, 2009

WestJet are somewhat large for the Windsor market
and may limit the number of flights. Air Canada is
considered likely to launch longer haul services in
response to competition to WestJet and Porter. The
limited Windsor traffic base, proximity to the Detroit
Airport, and the high operating costs of regional jets
will limit the likelihood of direct Windsor-United States
services.

Appendix A provides the Passenger Demand
Forecast Methodology used by LPS AVIA. Appendix
B, Table B-2, summarizes the passenger forecasts.
Appendix C shows the corresponding landings and
takeoffs of commercial passenger flights.

4.6 Air Cargo Potential

Air cargo services provide an efficient and effective
mode of travel for the shipment of goods and
services, which affects supply chain management and
contributes towards a strong contribution of the local
economy.

4.6.1  Current Air Cargo Activity

Air cargo activity at the Windsor International Airport
has been modest. Current air cargo activity is
primarily expedited cargo for automobile companies.
Table 4-3 shows cargo activity over the 1997-2008
period. The limited traffic (1,743 kilograms per day in
2008), reflects cargo status as a by-product of
passenger services.
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Table 4-3 - E/D Cargo Windsor (Tonnes)

Enplaned and
Deplaned Cargo
Year (Tonnes)
1997 51
1998 416
1999 7,037
2000 2,569
2001 405
2002 706
2003 656
2004 420
2005 241
2006 230
2007 1,345
2008 638
Source: Statistics Canada Report 51-203X, “Air Carrier
Traffic at Canadian Airports”

Air cargo volumes are very sensitive to equipment
used on passenger flights. The airlines will attempt to
fill any otherwise empty belly space with cargo. The
regional airlines currently serving Windsor use aircraft
with little cargo capacity.

Air Canada Jazz serves Windsor with Dash 8s.
Depending on passenger loads, checked luggage and
other factors, these aircraft can physically
accommodate about 225 kilograms of cargo.

However, the timing of flights does not necessarily
coincide with the needs of shippers. Sometimes, the
airline cannot use the capacity because of the need to
cycle aircraft quickly through the Pearson hub. The
Dash 8s accept small, bulk-loaded items. Narrow
body aircraft such as the 737 can carry about 1,360
kilograms; however, WestJet does not focus on a
cargo product. Other B737 operators could carry air
freight on southern charter services. However, the
high density seating and seasonal, low frequency
services limit this role.

Wide body passenger aircraft, such as the Boeing
777, offer considerable capacity and can accept
standard air freight unit load devices. All-cargo
aircrafts require very high unit revenues to be
economical. Except for serving the integrators, they
are economical only under very special
circumstances.

The integrated carriers serve Windsor-Essex by
trucking shipments to and from other airports. As the
region's traffic grows, Windsor International Airport
might obtain non-stop all-cargo flights to Toronto,
Louisville, Memphis and Hamilton. These flights
would use terminals specially constructed by the
integrators.

4.6.2 Future Air Cargo Activity

The City of Windsor retained Lufthansa Consulting fo
prepare a Market Potential Analysis for Windsor
International Airport and a concept for the cargo
development facility.

Based on this report, the City of Windsor is
considering the development of an air cargo terminal
for road feeder service and freighter on lands
adjacent to the active Airport. The first step would be
construction of a Phase | air cargo terminal. This
would alleviate the Airport's current of lack cargo
facilities.

Eventually, the air cargo terminal has the opportunity
to expand to a more comprehensive facility developed
at the Airport. This could ultimately serve as the core
of a “Cargo Village" for multi-modal transfer
operations and logistics services. The Most Likely
Case’ would rely primarily on trucking, and charter
services by dedicated all-cargo aircrafts would
increase in the long-term. Table 4-4 and Figure 4-5
summarize the cargo forecasts prepared by
Lufthansa Consulting.

The Master Plan accommodates the proposed Phase
| and subsequent terminals, the Cargo Village, and
growth in air cargo volumes. The forecasts include
large quantities of traffic traveling by truck.

A key goal of the Master Plan is to accommodate a
wide range of future needs, and position the Airport to
respond effectively once the Cargo Village plans
become more solidified. As the Windsor-Essex
economy strengthens, the Airport will be in a good
position to also meet the needs of businesses and
respond to growing shipping demands. In addition, if

7 Source: Market Potential Analysis for Windsor
International Airport, Page 95, Section 6.2, (Windsor,
September 2009). Prepared by Lufthansa Consulting
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the airlines increase air services and serve various
geographies, this will provide opportunities to ship to
airports in cities that are geographically positioned to
meet demand.

The Airport Master Plan does not include the Cargo
Village forecasts because the Village would rely
primarily on trucks, and the planning is in the early
stages.

4.7 General Aviation Trends

4.71  General Aviation Forecasts

The term “General Aviation” includes a diverse mix of
activities — corporate flights, small aircraft charter
flights, pilot training, air ambulances, prospecting,
pipeline inspection flights, forest fire fighting, banner
towing, aerial sightseeing, non-scheduled services to
remote camps, mines, and resorts, natural resources
management, crop spraying, heavy lift helicopter
services, and civil and military government activity.

A common definition of general aviation is that it
encompasses all flight activity except air services by
large aircraft operating on a unit-toll®. It thus excludes
scheduled services®. The sector is therefore defined
most commonly in terms of what it does not include.

4.7.2 Categories and Recent Trends

The Canadian Aviation Statistics divide general
aviation into four segments:

Other Commercial

This definition includes any flights hired for
commercial purposes. The operator holds a license
issued by the Canadian Transportation Agency and
receives compensation at an arm’'s length from the

8 "Unit Toll" services are available to travelers and shippers
at large. They operate according to published rates, and
each user of the service pays according to the quantity of
the service (e.g. per seat, per tonne-mile, etc.) used.

9 The Canadian definition of aviation does include some
services of small charter aircraft in the “Other Commercial’
of general aviation

entity hiring the flight. This category includes some
passenger and cargo charter flights, pipeline
inspection, prospecting, crop spraying and many
other activities.  Statistics Canada defines this
category by default as any commercial operation that
does not include carriage of passengers or goods on
a unit toll basis. Until 1991, this category included
many scheduled flights.

Published databases still suffer from the wrongful
inclusion of scheduled flights in reported general
aviation totals.

This category includes the subsidized winter charter
flights to Pelee Island. The Government of Ontario
finances these services when ice blocks operation of
the Leamington-Pelee Island ferry.

Private

Private flying involves any operation in which the
entity that benefits from the flight also owns the
aircraft.  Recreational flyers who own their own
aircraft and corporate aviation depariments are the
most common generators of “private” operations
statistics.

Civil Government

Any flight undertaken by a civilian governmental
organization is included in this category. Common
applications include transportation of senior
government officials and police operations such as
enforcing speed limits, inmate transfers and
recognisance.

Military

Flight operations by Canadian and foreign national
defence forces are covered in this category.

The definitions operate on the basis of who owns the
aircraft, rather than the purpose of the flight. A flight
conveying senior corporate executives would be
classified as “Other Commercial” if the aircraft is
chartered, and “private” if owned by the company.
Recreational flying is classified as private. Flights
serving resource industries (e.g. prospecting or
pipeline inspection) could also be classified as “Other
Commercial" or “private.” The Statistics Canada
document reveals little about the underlying purpose
of the flight.
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Table 4-4 - Cargo Terminal and Cargo Village Development - Market Potential Analysis

Most Likely | Conservative | Optimistic
(Tonnes) (Tonnes) (Tonnes)

2009 161 161 161

2010 263 245 265

2011 7,391 5,975 10,393
2012 14,488 11,023 18,916
2013 18,133 12,859 27 461
2014 19,718 14,642 30,516
2015 26,121 17,240 34,748
2016 30,396 18,206 37,357
2017 35,283 19,542 43,106
2018 38,913 22,130 46,076
2019 41,173 24,459 53,596
2020 48,500 31,822 56,671
2021 53,175 33,144 60,366
2022 54,999 35,825 62,273
2023 57,010 38,638 65,693
2024 58,942 40,360 67,724
2025 60,907 42113 71,868
2026 62,441 43437 73,526
2027 66,316 45,017 76,486
2028 68,171 47,672 78,456
2029 70,057 49,326 80,459
2030 78,149 58,020 89,031
2034 79,708 59,349 90,713

Source: Lufthansa Consulting: Feasibility Study, Air
Cargo Development at Windsor International Airport, Annex 1
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Figure 4-3 - Cargo Terminal / Cargo Village Development - Cargo Forecast
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Statistics Canada reports annual flight operations by
Airports in the publication 51-210 “Aircraft Movement
Statistics.” The document includes scheduled and
charter flights of large passenger and cargo aircraft.

One category covers carriers in Groups IV-VI. These
companies generated less than $1 million in each of
the two years preceding the report.

Recent Trends

Statistics Canada reports local movements at each
Airport, but does not necessarily include any
breakdown according to the other
commercial/private/civil government/ military
classification system. Local movements consist
mostly of training flights at Windsor. Figure 4-6
depicts recent general aviation activity at the Windsor
International Airport.

The graph highlights the importance of local
movements to the Airport. This traffic has been very
volatile. Local movements primarily involve flight
training, and any changes in the Airport's flight school
activity can have a pronounced impact on total traffic.
The Airport has a flying club, and a flight training
school which is an accredited private college.

4.7.3

Between 1996 and 2008, the general aviation
statistics for Windsor did not reveal strong
correlations between real Gross Domestic Product,
Gross Capital Formation, Personal Income, Price of
Aviation Gasoline or other macroeconomic variables.
Some variables, such as private aviation, showed a
downward trend.

Forecasting Methodology

This behaviour is common for general aviation at
most airports.  General aviation tends to be
influenced less by macroeconomic variables than by
local events, such as an operator's purchase of an
aircraft, new mineral exploration activity, a local
company'’s decision to purchase a corporate aircraft,
or the expansion or closing of a flying school. This
granularity often defeats macroeconomic based
models.

Another estimation problem is that general aviation
has been declining globally for decades. Between
1996 and 2007, the four major categories together fell
by 24.2 percent'0. At some airports, any trend, time
series or regression analysis can theoretically predict
that the sector might disappear altogether.

10 Source: Statistics Canada, Aircraft Movement Statistics
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However, the very large economic value of many
general aviation operations, the long-term need for
airfine pilots, and the efficiency of aircraft in many
resource oriented activities, renders this finding
counter-intuitive.

A second general aviation trend analysis conducted
by Statistics Canada compared Windsor to airports
throughout Canada, in southern Canada, and finally
to Southern Ontario alone. A cross-sectional
econometric model considered each community's
population, economic base and income. It included a
series of estimates to determine what level of general
aviation activity each community “should” have.
While the model produced statistically satisfactory
results, the results for Windsor implied implausibly
high growth rates.

A third approach, using a simplified cross-sectional
method, considered the relationship between total
regional incomes and general aviation activity for
Southern Ontario. This method calculated target
activity levels for Windsor and their implicit growth
rates.  Where the computed rates were either
negative or excessively large, a 1 percent annual rate
as recommended by the Federal Aviation
Administration'! was applied.

General aviation forecasts are illustrated in Figure 4-6
and provided in Appendix D.

" Source: Ms. N. Shellabarger, Director, Aviation Policy
and Plans, Federal Aviation Administration, presentation
“National Forecast Overview 2009-2025" Slide 19, FAA
and Contract Towered Operations, (Washington, March 31
2009)

4.8 Conclusions

Based on the analysis, assumptions and activities
described, forecasts have been provided for:

o Enplaned and deplaned passengers (Most Likely,
Maximum);

e Aircraft movements (Most Likely, Maximum);

e General Aviation operations (Most Likely,
Maximum); and

e New Air Cargo (Conservative, Most Likely,
Optimistic).

Passenger markets show considerable complexity.
Air Canada Jazz has offered minimal services, and
priced its products for premium travelers.

New entrants or any other factor that lowers
Windsor's fares could have a dramatic impact on
traffic. In the absence of such competitive action, the
high fares at Windsor could persist, and frustrate
traffic growth indefinitely. The “Maximum” scenarios
call for aggressive traffic growth.

The cargo forecasts include the freight using the road
feeder services of the proposed new Cargo facilities
as documented in the Air Cargo Development
Feasibility Study prepared by Lufthansa Consulting.
This Airport Master Plan addresses both air freight
services as well as truck freight services which
normally do not affect airside operational
requirements.

The general aviation forecasts call for slow and
consistent evolutionary growth.  Stronger growth
could be expected if the Airport attracts new tenants,
such as a flight school.
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Figure 4-4 - Historical and Projected General Aviation Activity
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5 Airport Eaciliﬂ'gs, Opportunities & Recommend:;

5.1 Airfield System

511 Runways

The Meteorological Assessment demonstrates that
the current runway alignments remain appropriate for
long-term planning purposes and that additional
runways are not required. Consequently, the large
tract of land on the east side of the Airport may be
considered for aviation and supporting uses and/or
Business Park and other employment uses.

The current runway system efficiently serves all
current charter, scheduled, government and general
aviation fraffic. The primary Runway (07-25) is
capable of accommodating all current traffic, as well
as the aircraft types and frequencies in the forecasts.
To increase the payload and/or range of large Code E
cargo aircraft in the future, runway extension may be
beneficial; however, site constraints limit the potential
expansion to a maximum of 3,048m (10,000 ft.).

e It is recommended that land be reserved for
extension of Runway 07-25 to 3,048m (10,000
ft.) in the event of regular use by B747-400
cargo aircraft, and these aircraft have a
requirement to carry higher loads over longer
distances than may be undertaken with the
current runway length.

Based on forecasted aircraft movements, the
expansion or modification of Runway 12-30 is not
warranted. This runway is effective for current Airport
use and should be adequate for the duration of the
planning period.

Existing runway pavements will require regular
maintenance in order to extend the life of these
assets. In particular, Runway 12-30 will require
repaving in the short-term (2016). Reconstruction of
these assets is not expected to be required within the
planning horizon of this Master Plan.

e |t is recommended that the Airport continue
regular maintenance of runway facilities,
particularly Runway 12-30.

ot

Consultations have revealed that the current taxiway
infrastructure is sufficient to support the airside
system throughout the planning period. The capacity
analysis presented in Section 5.1.4 supports this
statement. However, some expansion of the current
taxiway system is required to expedite the quick
movement of aircraft from one airside area to another
and to limit possible congestion on the aprons.

51.2 Taxiways

A parallel taxiway (Taxi ‘H') was completed in 2010
connecting the threshold of Runway 25 to Taxiway
‘F'. In addition, the Holding Bay was upgraded fo a
taxiway (Taxi ‘') serving Runway 7-25 and Taxi H.
These taxiways increase the capacity of the runway
system and Taxi ‘H' also provides access for
development of adjacent airside commercial lands. In
the event Runway 07-25 is extended to 10,000', Taxi
‘H' could also be further extended to serve the new
threshold of Runway 25 and facilitate aircraft
circulaton and to provide additional access to
adjacent airside commercial land.

e It is recommended that land be reserved to
allow future extension of Taxi ‘H’ to serve an
extension of Runway 07-25 and to provide
access to airside commercial land.

In the interests of runway safety, and to avoid
opportunities for runway incursions, it is good
planning practice to limit the number of access points
to a runway. Consequently, development of airside
employment lands in the northwest corner of the
Airport will require construction of a taxiway serving
this area. These lands could potentially be used for
cargo and general aviation development and other
employment activity.

e It is recommended that a taxiway be
constructed north of Runway 07-25 to provide
access to employment lands.

The new taxiway should provide access to the
thresholds of Runways 07 and 12, and access to
Runway 07-25 near the mid-point of this runway.
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Development of airside employment lands in the
southern portion of the Airport and adjacent to
Runway 12-30 requires provision of taxiway access to
these lots. In addition, use of this area for large
aircraft maintenance and support activities will
necessitate ready access to Runway 07-25 by larger
aircraft which require a long runway for operations.

e It is recommended that a taxiway be
developed on the east side and parallel to
Runway 12-30 to provide access to the new
south employment areas This taxiway will
also provide access for heavy aircraft to/from
these employment lands to Runway 07-25.

All new taxiways should be constructed based on
operational need.

Existing taxiways will require regular maintenance in
order to extend the Ifife of these assefs.
Reconstruction of these assets is not expected to be
required within the planning horizon of this Master
Plan.

51.3 Aprons

Apron expansion should be undertaken based on
operational need. Apron |, which is currently used
primarily for Airport maintenance purposes, may be
expanded to serve air cargo requirements
accommodating narrow body (Code C) freighter
aircraft.  An area for accommodating wide body
(Code E) freighter aircraft might also be required in
the future. To achieve this objective, the apron could
be expanded to the east and south, away from the
Runway 12-30 transitional surface, and to intersect
with Taxiway 'G'.

e It is recommended that Apron | be expanded
in the vicinity of Taxi ‘G’ in the event parking
is required on a regular basis for B747-400
cargo aircraft. This will protect the precision
approach zoning surface supporting Runway
12-30.

Apron lll, the main public apron, is of sufficient size to
support current and forecasted aircraft movements.
Expansion of the apron will not likely be required in
the short-term. Figure 5-1 illustrates the existing
apron configuration and apron management plan. To

make provision for potential new air services at
Windsor International Airport, an allowance for a
westerly apron expansion is included in the Master
Plan to accommodate several aircraft in each
passenger category: Air Taxi + Commuter; Regional +
Trans-border; and Mainline + International.

Protection of this land for apron expansion will make
the Airport more attractive to a broad combination of
air carriers in the future.

e |t is recommended that land be reserved for
westerly expansion of Apron lll in the event
passenger growth beyond the traffic
forecasts is achieved.

Figure 5-2 - Apron Expansion Concepts, illustrates
the recommended expansion of Aprons | and 1ll when
demand warrants these investments.

At some point beyond the planning horizon of this
Master Plan, factors such as the growth in passenger
traffic and related constraints to further building
expansions, or the cost of ongoing repairs based on
the age of the existing building may require the
relocation of the air terminal core facilities to the
infield of the Airport property. When this growth
occurs, a new apron will be required in the infield,
serving a new air terminal building. The most
appropriate location for this apron would be near the
centre of the Airport with access from Taxiway ‘H'.

e |t is recommended that a land reserve be
established in the infield adjacent to Taxi ‘H’
for ultimate development of a new apron and
associated air terminal complex.

Existing aprons will require regular maintenance in
order to extend the life of these assefs.
Reconstruction of these assets is not expected to be
required within the planning horizon of this Master
Plan.

5.1.4  Capacity

Airside capacity was assessed to estimate the
maximum throughput capability of the runway and
taxiway system. Typical fleet mixes were developed
from official 2008 movement statistics (Statistics
Canada's document TP577 - Aircraft Movement
Statistics).
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Analysis suggests that the Airport runways can
accommodate approximately 58 movements per hour
under VFR conditions. This metric assumes that Air
Traffic Control (ATC) and radar services are provided,
at least one runway is equipped with an Instrument
Landing System (ILS), and the number of aircraft
arrivals and departures are equal.

Due to the current and expected aircraft movement
volumes at the Windsor International Airport, the
current capacity is expected to meet the needs of the
Airport for the planning horizon. Additional runways
will also not be required within the planning horizon of
this plan as current capacity is adequate. The addition
of taxiways paralleling Runways 07-25 and 12-30 will
further increase the maximum throughput capacity of
the runway system.

5.2 Air Navigation Facilities

521 ATC Tower

The Air Traffic Control (ATC) Tower is [ocated in the
centre of the ATB. The facility is owned by the Airport
and operated by Nav Canada. Windsor ATC is in
operation daily between 0630 hours and 2230 hours,
local time. It provides Airport control services to all
traffic on the manoeuvring area of the airfield and to
all aircraft flying in the vicinity of the Airport below
3,000, including aircraft leaving or entering Canadian
airspace from the Detroit Metropolitan Wayne County
Airport (DTW).

Current traffic levels at Windsor do not require an
ATC tower operation by Nav Canada. However, a
number of unique factors justify operation of the
tower. These factors include:

o adjacency of the Detroit Terminal Airspace
control zone;

e the inter-relationship of ATC services in this
Canada — US border zone;

¢ the presence of additional US Airports within the
control zones;

e the participation of Windsor ATC controllers in
cross-border ATC control; and

e the long time establishment and operation of an
ATC tower at Windsor Airport.

Nav Canada undertakes modernization of ATC tower
facilities periodically on a national basis. Airport
management has identified a number of concerns
with the current facility including its advanced age
(the facility which was constructed with the original
terminal building), the longevity of the building
systems, and the relatively low height of the ATC cab.
Development of certain facilities in the Airport infield
(e.g. high structures) might potentially be limited by
line-of-sight restrictions from the current ATC tower.
In order to fully develop the infield of the Airport, the
ATC tower facility may have to be relocated to the
infield at some point in the future. A suitable ATC
Tower Reserve has been identified in the
Development Plan.

o It is recommended that a land reserve be
established in the infield near the intersection
of Runways 07-25 and 12-30 for construction
of a new control tower should this be required
due to development of higher buildings and
structures in certain portions of the infield.

5.22 Flight Service Station

Windsor International Airport does not have a Flight
Service Station (FSS) which normally provides
advisory services to pilots. Advisory services to pilots
are provided by the ATC tower (which provides both
advisory and control services) and by the centralized
London Flight Information Centre (FIC). Together,
these Nav Canada facilities provide a more
comprehensive service than would a stand-alone
FSS. An FSS is not required in the foreseeable
future; however, if the current ATC facility is
downgraded to an FSS, the land reserve designated
for the ATC would be an ideal location for an FSS.

5.23 Navigation and Landing Aids

The available instrument landing (ILS) approach is
limited to Runway 25.

Visual aids include:
O SSLAR approach lighting RWY 25;
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0 Threshold and high intensity runway edge
lighting RWY 07 and 25;

0 Precision approach path indicator (PAPI)
lights RWY 07 and 25;

0 Runway Identification Lighting System
(RILS) on RWY 07;

O Runway threshold and end lights on RWY 07
and 25; and

0 Guard lights protecting entry to Runway 07-
25 in low visibility conditions located on
Taxiways 'F'/H, ‘I' and near the end of

Runway 30.

Electronic aids include:

0 Instrument Landing System (ILS) on RWY
25;

0 Distance Measuring Equipment (DME);
0 VHF Omni-Directional Range (VOR); and
0 Non-Directional Beacon (NDB).

Medium and long-term requirements will depend on
the demands of aviation operators, as well as the
desired level of service and emerging new airborne
and ground-based navigation and landing
technologies.

5.24  Aviation Meteorology

The existing Meteorological Observation facility
(MET) site is located on groundside, in front of the
main terminal. This site is used to determine such
meteorological events as wind speed and direction,
barometric pressure and temperature, and other
important atmospheric conditions. Currently, there are
no known issues with the equipment or facility site at
its present location. The weather observation
capability at the Airport is sufficient to support
operations for the short and medium planning
horizons. As part of a national modemization program
by Nav Canada, an Automated Weather Observation
System (AWOS) has been installed beside Taxi ‘H'
near the intersection with Taxi ‘I'.

5.3 Air Terminal Building
53.1  Assessment Methodology

The space requirements for Windsor International
Airport's Air Terminal Building (ATB) were assessed
using established methodologies. The assessment
methodologies follow space and functionality
requirements developed by Transport Canada (TC),
the International Air Transport Association (IATA), the
U.S. Federal Aviation Administration (FAA), as well as
other industry sources and planning metrics.

Requirements were determined for various functions
including, but not limited: check-in, airline operations,
baggage screening, passenger screening, airside
departure, government inspection, arrivals and
baggage, and some administration areas.

The primary industry metric used to determine ATB
space and functionality requirements is the Typical
Peak Hour Passenger (TPHP). TPHP is defined as
the critical number of passengers in the peak hour of
the average peak day, of the peak month of the year.
A review of air carrier schedules, combined with
stakeholder consultations identified Tuesdays,
between the hours of 1200 and 1600 as the average
peak period.

Transport Canada developed the Systemized
Terminal Expansion Program (STEP) as a guide for
the design and progressive expansion of small air
terminals such as Windsor. Space standards
contained in the STEP program are based on peak
passenger volumes, established through empirical
studies of a large number of air terminals.

Key elements of the TC program are applicable to
Windsor International Airport. Additional regulatory
and operational requirements have been considered
reflecting the recent requirements of Canadian Air
Transport Security Authority (CATSA), facilities to
support international  flights, and expanded
commercial facilities, among other issues impacting
ATB design. In the absence of new Canadian
standards in some areas, industry metrics and
recommended standards promulgated by the FAA
and IATA have also guided requirements for Windsor.
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TPHP values are used in conjunction with IATA Level
of Service (LOS) standards to assess typical space
requirements within the ATB.

The Level of Services (LOS) delivered by an air
terminal are typically classified on a letter scale from
A to E as depicted in Table 5-1.

Table 5-1 - ATB Levels of Service

Level | Quality Characteristics

Conditions of free flow, no
delays; excellent level of
comfort.

A Excellent

B High Conditions of stable flow; high

level of comfort.

C Good Condition of stable flow;
acceptable throughput,

systems in balance.

D Adequate Condition of unstable flow;
delays for passengers;
conditions acceptable for

short periods.

E Unacceptable | Unstable flow; conditions
seriously limiting the capacity
of the system.

Typically, an air terminal building designed to LOS ‘A’
is expensive and not necessary, particularly when the
Airport experiences only brief periods of intense
activity each day. Transport Canada typically sized air
terminal buildings to operate at LOS 'B’' after five
years of service. Airports with limited access to
capital funds may opt to size their facilities to LOS ‘C’
(Good). In addition to lower capital costs, this latter
size will attract lower operations and maintenance
expenditures on an annual basis.

5.3.2  Current Air Terminal Capacity

The Windsor International Airport ATB serves
approximately 126,000 passengers per annum. The
ATB currently has an area of 4,716m? excluding the
second floor which is occupied by Airport
administration and others.

The following aircraft mix was considered in
assessing the current TPHP of Windsor International
Airport:

e 2xB737-800; and
e 1 xDHC8-300

Based on air carrier schedules, analysis and
consultations, a current TPHP of 157 passengers has
been identified for planning purposes for the current
facility.

This value is based on modelling typical departing
passenger arrival rates at the ATB facility. It assumes
that departing passengers arrive at the ATB in 10
minute intervals, beginning at 120 minutes before
scheduled departure times (T-120), until 30 minutes
before departure time for domestic flights (T-30) and
60 minutes before intemational departures (T-60).
These passenger arrival rates generally reflect the
shape of a ‘bell curve’. This type of modelling has
been recognized by industry organizations such as
IATA, the FAA and other international Airport
authorities.

Based on the current volume of passengers, it is
estimated that departing passengers are currently
experiencing LOS ‘B’ Level as there is adequate
space for travelers in pre-boarding security and
departure lounge areas.

5.3.3  Operational Deficiencies

Air terminal developments should be sized and
configured to efficiently support current and
forecasted passenger movements, and generate
adequate amounts of Airport revenue to support
future developments. Air terminal development
schematics are based on practices recommended by
IATA supplemented with a modified version of the TC
STEP program.

A detailed analysis examined the current areas
provided for major air terminal functions including:
check-in areas, airline operations area, baggage
screening, passenger screening, airside departure
areas, government inspection areas, arrivals and
baggage, and administration areas. The areas
required for each of these functions are based on
industry standards and practices.
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The current ATB space allocation is shown in Table
5-1. Deficiencies based on the current volume of
peak passengers are identified. The existing air
terminal ground floor plan and functional use
assignments are illustrated in Figure 5-3.

There are several significant immediate deficiencies:

e The queuing area at check-in needs to be
improved as it does not satisfy the space
requirements of an Airport with a TPHP of 157.

e Passengers arriving on international flights are
currently experiencing a LOS ‘E’ or lower during
peak periods as the arrival and baggage hall are
smaller than the recommended size, suggesting
that unstable flow and capacity limiting conditions
are present.

It is apparent that the ATB requires a larger capacity
for international and trans-border passengers arriving
at Windsor International Airport.

e |t is recommended that an immediate
expansion program be undertaken to provide
additional space for passenger check-in
queuing, international and trans-border
arrivals, related amenities and concessions.

Generally speaking, the ATB is of adequate size to
support a TPHP of 157; however, the current building
configuration is not considered optimal as some
functions currently meet or exceed space
requirements. In order to achieve a better level of
service for a TPHP of 157, the ATB could be
modestly expanded to 5,250m?, in addition to some
reconfigurations. Detailed architectural assessments
would be required to optimize each functional space
assignment.

5.3.4  Short-Term Requirements

By the year 2015, the TPHP is projected to rise to
253. In order to achieve a LOS ‘C' during the peak
periods, most functional areas on the main floor of the
terminal building will need to be expanded. Table 5-3
provides a space program for expanding existing
areas to meet a LOS 'C’ with a TPHP of 253.

The overall ATB ground floor area needs to be
expanded in the short-term, to a minimum of 5,800m?

to serve the peak passenger volumes that are
projected. Some reconfiguration is also required to
achieve an acceptable level of service.

Short-term expansion of the ATB is illustrated
schematically in Figure 5-3.

Key issues are described below.
Check-in

The check-in areas, which include check-in counters,
queuing areas, offices and other necessary
amenities, were assessed. Based on a TPHP of 253,
four (4) additional check-in counters are required
while the total check-in area needs to be increased by
60%, in order to meet the LOS ‘C’ criteria. A total of
twelve (12) check-in counters and a total queuing
area of 354m2will be required.

Passenger Screening

Areas related to passenger screening facilities
currently include two metal detectors and two x-ray
machines for carry-on luggage. With a typical peak
hour passenger increase of 96 passengers (from 157
to 253), one additional metal detector and an
additional x-ray machine will be required to maintain
LOS ‘C.  Approximately 50m? of space is
recommended to support the additional metal
detector, x-ray machine and supporting circulation
area.

There are also areas provided for those passengers
awaiting security screening, known as the security
queue. Currently, an area of roughly 40m?2 is
designated for the security queue. The required area
will need to be increased to 105m? to support a TPHP
of 253 passengers. This value is based on a
recommended maximum wait time of 15 minutes.

CATSA Support

CATSA currently occupies office space within the
ATB to support passenger and baggage screening
operations. The current office space of 80m? is
sufficient and no expansion or additional space is
anticipated to be required for CATSA operations in
the short-term.

Departures Holdroom

Based on a TPHP of 253, in addition to a standard
circulation allowance per departuré gate, the
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departure lounge will need to be expanded by
approximately 90% from the current size of 434m?,

Currently, 80m2 of this space is allocated for
washrooms within this area. This meets the
requirement for short-term development. There is no
essential need for additional washrooms to be
developed in the airside departures area.

Domestic Arrivals

Domestic arrivals areas include a baggage claim
device, and a baggage claim area. Based on the
projected flight schedule and an assumed load factor
of approximately 75%, a domestic Peak Arriving
Passenger (PAP) volume was established. A
standard metric of approximately 0.3 linear metres of
baggage claim frontage per passenger should be
provided. Based on a projected PAP volume of 166
and a load factor of 75%, approximately 37m of
baggage claim frontage should be provided. The
existing baggage claim device provides an estimated
31 metres of claim frontage, suggesting that
additional capacity should be provided for the short-
term flight schedule. This suggests that the baggage
claim device requires expansion by approximately
37.5m2,

The domestic baggage claim area will need to
increase to 166m? in the short-term to accommodate
the increased passenger loads based on the
recommendation that 1.0m2 should be provided per
PAP, at a 100% load factor in order to account for
"meeters and greeters”. The PAP as a result of the
projected flight schedule remains the same
throughout all planning horizons.

International Arrivals

The international baggage claim areas were
evaluated based on the current flight schedule. The
baggage claim device located adjacent to the
government inspection provides approximately 37
linear meters of frontage. Based on a PAP of 189
passengers at a 75% load factor, approximately 42m
of linear frontage should be provided. Providing this
additional linear frontage would require an increase in
area of the actual claim from its current size by
approximately 40m2,

The international baggage claim area will need to
increase to 142m? in the short-term to accommodate

the increased passenger loads based on the
recommendation that 1.0m2 should be provided per
PAP, at a 75% load factor. “Meeters and greeters”
are not accounted for in the international baggage as
they are not permitted in this area due to customs and
immigration regulations.

Expansion Strategy

Short-term improvements and the expansion of
amenities should build upon, and take advantage of,
investments already made in the ATB facilities.
Improvements should be undertaken progressively to
avoid interruption to Airport operations and to limit
inconvenience to passengers and other users.

Figure 5-3 illustrates expansion of certain passenger
processing functions in the ATB, and provides a
general guide as to how each functional activity may
be expanded.

o It is recommended that the air terminal be
expanded to meet projected growth in
passenger traffic in the short-term.

The existing ATB was opened in 1958 and has
undergone various expansions and modernization
over the last 52 years. To properly assess the
optimum strategy for each improvement identified,
and to ascertain the need for building systems
improvements, a detailed engineering study of the
existing facility is required. Based on the results,
architectural design concepts may be developed and
detailed costs prepared to upgrade the ATB as found
necessary, and to provide the necessary increases in
capacity in certain functional areas.

e |t is recommended that an engineering study
of the complete ATB be undertaken prior to
embarking on any ATB improvement
programs.
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5.3.5 Medium and Long-Term Requirements

Once the ATB has been expanded to meet the short-
term (2015) requirements, further expansion will be
required for the year 2020 assuming the growth
projections contained in the forecasts are realized. In
the medium-term, a TPHP of 276 is projected by the
year 2020.

Long-term requirements are subject fo many
additional and as yet unforeseen factors. Peak hour
passenger patterns, and traffic peaks cannot be
reliably projected for the year 2030. Simple
extrapolation is one means of estimating future long-
term TPHP, assuming linear traffic growth, and other
factors remain in balance. On this basis, a TPHP of
290 may be projected for the year 2030.

Table 5-3 provides space requirements for Current
(2010), Short-Term (2015), Medium-Term (2020), and
Long-Term (2030) expansion programs, assuming
traffic grows as projected in Chapter 4.

Expansion Strategy

Expansion towards the airside is not recommended in
the medium and long-term, due to the proximity of
Runway 12-30 and the height limits runway zoning
places on aircraft parked on Apron Ill. These
restrictions impact the ability to park aircraft with high
vertical tail surfaces near the terminal and reduce with
increasing distance from the runway. Historically,
aircraft tail heights have grown over the years as
aircraft size and aerodynamic designs have evolved.

Significant expansion of the ATB in an easterly
direction is not recommended due to the general
narrowing of the available groundside site. It will
become progressively more difficult to provide
enlarged terminal approach roads, terminal frontage
roads, traffic circulation and, if necessary, a major
intersection at the public access point off County
Road 42. Limited easterly expansion of the ATB
could be undertaken to accommodate modifications
to current facilities.

There is adequate space for significant ATB
expansion in both westerly and southerly directions
as existing roads and parking can be realigned.

e It is recommended that Medium-Term and
Long-Term ATB expansion follow a westerly
axis paralleling the current and future Apron
Il layout and that expansion should proceed
southerly towards the groundside to increase
the overall width of the ATB.

The strategy for progressive expansion of the ATB is
indicated with arrows on Figure 5-3.
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Table 5-2 - Current ATB Space Assessment (TPHP 157, LOS=C)

Recommended

Comments

Terminal Elements Actual Area Afea Variance
Check-in Area m2 m? m?
Check-In Counters 60.0 52.0 8.0
Queuing 82.5 219.8 -137.3 Remedial action recommended
Offices 67.9 60.0 79
Concessions 30.0 216 84
Telephones 20 20 0.0
Washrooms 47.4 40.0 74
Baggage Belt Allowance 293 27.0 23
Airport Security 184 18.4 0.0
Vending 12.0 8.0 40
Sub Total - Check-In Areas 349.5 448.8 -99.3
Airline Operations Area
Aviation Support Offices 162.0 162.0 0.0
Indo%rqiigugggzzdlmg 39.7 39.7 00
Staff Washrooms 7.0 7.0 0.0
Passenger Security
Metal Detector & Qarry-On 135.8 100.0 358
X-Ray Inspection
Security Queue 40.0 706 -30.6 Remedial action recommended
CATSA Security Office 73.4 80.0 6.6
Sub Total - Security 249.3 250.6 -1.3
Baggage Security
Outgoing Baggage
Inspection & HBS 105.0 78.5 265
Secure Outgoing Baggage
Assembly 287.0 78.5 2085
Sub Total - Baggage 392.0 157.0 235.0
Security
Airside Departure Areas
Departure Lounges 428.0 3184 109.6
Concessions 410 75.6 -34.7 Remedial action recommended
Washrooms 69.1 40.0 29.1
sl',’zpz‘;,'zlr; e 538.1 4340 104.1
Arrivals & Baggage
Baggage Claim Device
(domestic) 62.1 210 411
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Terminal Elements Actual Area Reco:nrn‘::nded Variance Comments
Baggfldgoem%lgig itd 50.7 35.0 15.7
Baggage Claim Device (int'l) 721 1134 41.3 Remedial action recommended
Baggage Claim Area (int') 112.2 141.8 -29.6 Remedial action recommended
Common Use Baggage 3201 282.0 38.1
Concessions 0.0 10.8 -10.8 Remedial action recommended
Telephones 20 20 0.0
Washrooms 19.1 20.0 0.9
Car Rental Counters 374 200 17.4
Sub Total - Arrivals & 694.6 646 48.6
Baggage Areas
Government Inspection
Customs Queue 171.8 189.0 -17.2 Remedial action recommended
Immigration Inspection 19.6 19.8 0.2
Baggage Inspection 86.1 85.2 09
WIS 2 496 484 12
Washrooms 297 200 9.7
Customs Detention 254 25.0 04
Sub T",:fs";i‘,’i‘;f,'"mem 362.3 387.4 5.1
Administration
Meeting I'\’a?]c()jméc\;l\éashrooms 149.6 15.0 1346
General Storage 416 400 1.6
Kitchen/Coffee Area 18.1 15.0 3.1
Subtotal - Administration 209.3 70.0 139.3
SUBTOTAL 3023.6 2602.5 421.1
Building Segr{vg;zqupment 604.7 520.5 84.
SUBTOTAL 3628.3 3123 505.3
Circulation Allowance 1088.5 936.9 151.6
TOTAL 4716.8 4059.9 656.9
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Table 5-3 - Recommended ATB Space Requirements

Current Short-Term Medium-Term Long-Term
Terminal Elements TPHP 157, TPHP 253, TPHP 276 , TPHP 290,

LOS=C LOS=C LOS=C LOS=C
Check-in Area m2 m? m? m?
Check-In Counters 52.0 780 84.5 91.0
Queuing 219.8 354.2 386.4 406.0
Offices 60.0 120.0 140.0 140.0
Concessions 218 54.0 742 945
Telephones 20 20 2.0 20
Washrooms 40.0 40.0 40.0 40.0
Baggage Belt Allowance 27.0 40.5 440 48.0
Airport Security 18.4 18.4 18.4 18.4
Vending 8.0 8.0 8.0 8.0
Sub Total - Check-In Areas 448.8 715.1 797.5 847.9
Airline Operations Area
Aviation Support Offices 162.0 162.0 162.0 162.0
Ié]t(;?:;e Ground Handling Equip. 397 397 397 397
Staff Washrooms 7.0 7.0 7.0 7.0
Sub Total - Airline Operations Area 208.7 208.7 208.7 208.7
Passenger Security
Metal Detector & Carry-On X-Ray
Inspection 100.0 150.0 150.0 200.0
Security Queue 70.6 105.0 1125 127.5
CATSA Security Office 80.0 80.0 80.0 80.0
Sub Total - Security 250.6 335.0 342.5 407.5
Baggage Security
Outgoing Baggage Inspection & HBS 78.5 126.5 138.0 145.0
Secure Outgoing Baggage Assembly 78.5 126.5 138.0 145.0
Sub Total - Baggage Security 157.0 253.0 276.0 290.0
Airside Departure Areas
Departure Lounges 318.4 584.0 696.0 696.0
Concessions 75.8 189.0 259.6 330.8
Washrooms 40.0 40.0 40.0 40.0
Sub Total - Airside Departure Areas 434.0 813.0 995.6 1066.8
Arrivals & Baggage
Baggage Claim Device (domestic) 21.0 99.6 99.6 99.6
Baggage Claim Area (domestic) 35.0 166.0 166.0 166.0
Baggage Claim Device (int') 1134 1134 113.4 1134
Baggage Claim Area (int') 141.8 141.8 141.8 141.8
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Current Short-Term Medium-Term Long-Term
Terminal Elements TPHP 157, TPHP 253, TPHP 276, TPHP 290,

LOS=C LOS=C LOS=C LOS=C
Common Use Baggage Areas 2820 282.0 282.0 282.0
Concessions 10.8 27.0 3741 47.3
Telephones 20 20 20 20
Washrooms 20.0 20.0 20.0 20.0
Car Rental Counters 20.0 200 20.0 20.0
Sub Total - Arrivals & Baggage Areas 646.0 871.8 881.9 892.1
Government Inspection
Customs Queue 189.0 189.0 189.0 189.0
Immigration Inspection 19.8 18.8 19.8 19.8
Baggage Inspection 85.2 85.2 85.2 85.2
Customs Office and Lunchroom 484 484 484 48.4
Washrooms 20.0 20.0 20.0 20.0
Customs Detention 25.0 25.0 250 25.0
Sub Total - Government Inspection 3874 3874 3874 387.4
Administration
Meeting Room, Washrooms and ECC 15.0 15.0 15.0 15.0
General Storage 40.0 40.0 40.0 40.0
Kitchen/Coffee Area 15.0 15.0 15.0 15.0
Subtotal - Administration 70.0 70.0 70.0 70.0
SUBTOTAL 2602.5 3654.0 3959.6 4170.4
Building Services, Equipment & Other 574.1 750.2 884.6 922.8
SUBTOTAL 3123.0 4402.2 4844.2 5093.2
Circulation Allowance 936.9 1350.3 1592.3 1661.0
TOTAL 4059.9 5754.5 6436.5 6754.2
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5.4 Access Roads and Parking

5.41 Access Roads

Terminal Crescent is a private groundside access
road that serves the Air Terminal Building, as well as
the Airport tenant facilities. Donlon Way is a private
airside access road that serves as access to
navigational aids adjacent to the two runways.

The main public groundside road that serves the
Airport, including the ATB is County Road 42, located
along the south side of the Airport perimeter.

Additional private groundside roads serving the
general aviation, maintenance and manufacturing
areas that are located west of the ATB, include
Duncan McColl, Hayes Road, Commercial Drive,
Airport Road, and Phelps Drive.

Roadway improvements, including drainage and
pavement restoration/resurfacing are expected to be
required for all private roads in the short-term horizon,
particularly for Hayes Road, Airport Road, and
Commercial Drive.

5.4.2 Terminal Frontage and Parking

The entrance to the terminal is accessed via Teminal
Crescent, located off of County Road 42. The terminal
is fronted by a 3 lane vehicular loop to facilitate the
efficient flow of automobiles. One lane is dedicated
for dropping off and picking up passengers.

Designated areas are reserved for short and long-
term parking, as well as car rentals. Using a common
industry metric of one (1) stall per 1,000 enplaned /
deplaned passengers, it is estimated that a minimum
of 126 stalls are currently needed for short and long-
term passenger parking.

Employee and public short-term parking is located on
the southwest side of the terminal. There are
approximately 67 employee parking stalls and 408
short-term and long-term public parking stalls.

Car rental services are provided by 3 companies. Two
parking areas are dedicated for these services. The
primary lot is located immediately east of the existing
ATB, while the secondary lot is located south of

County Road 42. The breakdown of parking stalls by
car rental company is provided in Table 5-4.

Table 5-4 - Rental Company Parking

Car Rental .

Company Number of Parking Stalls
51 (included 27 stalls on south

Budget side of Division Road)

AVIS 34

National 47

Additional parking stalls have been provided for Nav
Canada (10 stalls).

5.43 Future Requirements

There is additional space available to the west of the
short-term public and employee parking. This space
is approximately 2 ha and could be utilized for
additional short-term and long-term parking stalls.

Based on the common parking metric in Section
54.2, 525 stalls will be required for passenger
parking in 20 years, if traffic grows as projected.

Travel and parking characteristics vary among
Airports. For example, some Airports enjoy high
demand for parking as passengers drive long
distances to the Airport to fly on a specific holiday
charter and park their vehicle at the Airport for the
duration of the holiday. A detailed parking study
would identify the travel patterns and any unique
parking characteristics for the Airport. This will
provide a more accurate basis for planning future
parking needs. Reservation of additional lands for
significant expansion of existing parking might be
prudent until the results of a parking study are known.

e |t is recommended that a parking study be
undertaken immediately to determine current
and future demand characteristics and
requirements at the Airport.

e It is recommended that additional lands be
reserved in the general vicinity of the ATB to
accommodate long-term parking growth.
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5.5 Utilities and Services

5.5.1  Water Supply

The existing Airport property is currently serviced by
two watermains; one for fire protection and one for
potable water. The fire main is connected from an
existing 400mm diameter watermain at Airport Road,
while the potable water supply is connected from an
existing 150mm diameter watermain on County Road
42. Water supply is provided by the Windsor Utilities
Commission (WUC).

The WUC Windsor Water System Master Plan,
October 2009, identified the need to construct a trunk
watermain along County Road 42 across the frontage
of the Airport lands by 2013. This watermain system
expansion would consist of a 900mm diameter trunk
watermain west of the 9t Concession Road, and a
750mm diameter trunk watermain east of the 9%
Concession Road.

Until such time as the water distribution system is
expanded, there will be a need to confirm the ability of
the existing system to meet the water consumption
and fire protection requirements as each development
proposal within the Airport lands is identified.

e It is recommended an assessment of the
Airport’s existing on-site water distribution
system be carried out to identify
opportunities to modify/expand the existing
system.

5.5.2  Sanitary Sewerage

The existing Airport property has an internal sanitary
sewer system that includes a 200mm diameter gravity
sewer collection system that directs wastewater to an
on-site pump station. A 150mm diameter forcemain
discharge from this pump station directs wastewater
to the City of Windsor collection system on Airport
Road.

The City of Windsor has recently completed the
installation of a trunk sanitary sewer to service the
Sandwich South Planning District, including a portion
of the Airport lands. The 1200mm and 1350mm
diameter trunk sanitary sewer system is located along

County Road 42 in an easement on the Airport lands,
east of the 8t Concession Road.

Approximately 205 hectares of the Airport property
has been aliocated capacity within this trunk sanitary
sewer system based on industrial sewage generation
rates. The balance of the Airport lands is allocated to
the existing sanitary collection system on Walker
Road and Wheelton Road. The sanitary drainage
area plan for the Airport lands is illustrated in Figure
54,

Depending on the nature of development within the
Airport lands, opportunities may exist to adjust the
drainage area boundary for the trunk sanitary sewer
system on County Road 42 based on the proposed
land uses and the corresponding sewage generation
rates relative to the trunk sanitary sewer capacity.

5.5.3 Stormwater Drainage

The Airport lands are primarily located within the Little
River watershed. Storm drainage on the Airport lands
is currently being collected by five municipal drains,
two of which originate on the Airport lands. The
existing Airport pavements and facilities are primarily
served by the Lappan Drain, while the Russette Drain
serves a smaller portion of the existing pavement
surfaces through a network of local enclosed storm
sewers and surface drainage features.

To accommodate future development on the Airport
lands, there will be a need to relocate and enclose a
portion of these existing open drains to align with the
proposed road networks and land use needs. These
drainage improvements will have varying impacts
based on the respective drain classifications, as
established by the Department of Fisheries and
Oceans (DFO).

The existing open drains on the Airport lands have all
been identified as containing aquatic Species at Risk
(SAR). As a result, any drain relocation or infilling
requires further assessment to confirm whether the
works are deemed a Harmful Alteration, Disruption of
Destruction (HADD) of fish habitat. In those cases
where a HADD is unavoidable, appropriate measures
must be identified in consultation with DFO, MNR and
ERCA to adequately compensate for those impacts.
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In addition, stormwater management measures would
be required to address both the quantity and quality of
stormwater runoff. In particular, glycol that is used
during de-icing operations must be adequately
managed and contained within designated de-icing
areas in order to limit any downstream impacts to
existing watercourses.

In addition, the existing woodlots on the Airport lands
have been identified as Provincially Significant
Wetlands (PSW).

Several biological inventories of the woodlot and open
drain areas on the Airport lands have been
completed.

e |t is recommended that these environmental
studies be updated and compiled in a more
comprehensive biological inventory for flora,
fauna and aquatic species.

If the presence of aquatic SAR is confirmed in the
existing open drains, it will be necessary to provide
compensation measures for any impacts.

The woodlots and associated buffer areas will be
protected within a comprehensive Environmental and
Stormwater Management Reserve. The reserve will
also provide an opportunity to provide appropriate
compensation measures.

Stormwater management, including both quality and
quantity controls, will be necessary for any proposed
development on the Airport lands to lessen the
impacts on Little River. Due to the sensitivity of wild
life on airfields such as birds and water fowl, any
proposed stormwater management system must
achieve these objectives without having any
permanent water pool for an extended period of time
to deter the congregation of water fowl. A heavily
planted/wooded wetland within the environmental
reserve lands would not only provide SWM measures,
but also provide linkage between the PSW's. Any
proposed work shall maintain a minimum of a 120m
setback from the PSW's.

e It is also recommended that a comprehensive
functional stormwater management study be
completed to identify an appropriate strategy
for implementing the necessary runoff control
and mitigating measures for the development
of these lands.

5.6 Electrical and

Communications

Most of the Airport property lies within the Hydro One
distribution area with the exception of a small area at
the northwest comer of the site which lies within
Enwin's distribution area.

Hydro One has indicated that its existing system
currently has excess capacity to service any potential
development and would be highly dependent on the
type of development. Hydro One does have the
ability to accommodate any potential high power
consumers on the Airport lands provided that
sufficient time is allowed for the planning, design and
construction of any required plant.

The site is also within Bell Canada and Cogeco Cable
distribution area for telephone, internet and cable TV
servicing.

5.6.1 Airfield

The current electrical installations are reported to be
adequate to support the present runway configuration
and operations.

As future changes, additions and upgrades are
completed on the airfield infrastructure, the airfield
lighting and other electrical components will need to
be updated accordingly. This should be achievable
without major operational disturbances.

As changes are made to the taxiway and runway
system, upgrades to the airfield lighting will be
required. As green technology becomes a major
focus at airports around the world, energy efficient
lighting systems for taxiways, runways and aprons
(such as LED lighting) are increasingly popular.
These energy efficient lighting solutions are becoming
more and more recognized and some are available
for use at certified Airports.
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5.6.2  Air Terminal

The ATB is currently serviced with hydro supplied
from Hydro One's power distribution system on
County Road 42.

Bell Canada also indicated that its service to the
existing ATB is from its existing plant on County Road
42.

5.6.3  Field Electric Centre (FEC)

The FEC supports all airfield power requirements. It is
currently reported to be operating well with additional
capacity available.

The expected life of certain equipment and
components which are understood to be aging must
be assessed.

e [t is recommended that an engineering study
be undertaken in the short-term to assess the
existing systems, equipment and
components in the FEC and to determine the
life expectancy of the facility.

5.6.4  Supply and Distribution

The Airport's electrical servicing is currently provided
at two points, one from Airport Road from the Enwin
distribution system and the other from County Road
42 from the Hydro One distribution system. Although
the source of power is from Enwin at Airport Road,
Hydro One indicated that alt existing power users on
the Airport property have accounts with Hydro One.
Hydro One has a meter station at the point of where
the power distribution system crosses the Airport
property line on Airport Road from Enwin.

Hydro One has suggested that any power supply
requirements associated with new development be
confirmed as early as possible in order that this
capacity may be reserved within their Lauzon
Transformer Station, located to the east of the Airport
lands.

The Airport is also protected in the event of a power
failure by a standby diesel generator, which restores
power through an automatic transfer panel.

5.6.5 Telecommunications

Both Bell Canada and Cogeco Cable have indicated
that their existing plant on County Road 42 could
readily accommodate the servicing requirements for
future development within the Airport lands.

Bell Canada has indicated that its plant on County
Road 42 is scheduled to be upgraded in the short-
term to accommodate other developments in the
area, while Cogeco Cable has indicated that its
existing plant on County Road 42 consists of a fibre
optic cable with excess capacity.

5.7 Aircraft Services
5.7.1  Fuel Facilities

Two types of aviation fuel are available: Jet A-1 and
100 Low-Lead (Avgas). Both types of fuel are
provided through dispensers and fuel trucks
(bowsers) upon request.

Aviation fuel is provided by an Esso-branded dealer
that leases a below grade, fuel tank farm (two tanks)
to Great Lakes Flight Centre. Airport FBOs draw fuel
from this fuel farm. Each tank has a capacity of up to
50,000 litres. The tanks were installed in 1989 and
have a lifespan of 30 years. Consequently,
replacement of both tanks will be required in
approximately 9 years, at the end of the short-term
planning horizon.

The tank owner may wish to replace the tanks in their
current location or install above ground tanks. If the
current site is unsuitable for above ground tanks, the
Airport may wish to designate an alternate area for
bulk fuel storage.

One possible alternate location for bulk fuel storage
could be on a lot in the employment lands, located at
the west end of Phelps Drive. This site would permit
both airside and/or groundside access for fuel tankers
with minimal disruption to Airport operations.

e |tis recommended that an environmental site
assessment study be undertaken to
establish appropriate locations for a bulk
fuel storage facility.
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5.7.2  De-icing Facilities

Currently, de-icing is performed on an ad-hoc basis,
as requested by the airlines or private aircraft users.
Several companies carry out this service using large
dispensing trucks. These operations are currently
conducted on Apron Ill, where de-icing chemicals can
be contained.

As large aircraft traffic increases, a designated de-
icing area could be established on Apron IIl. With a
designated de-icing area, environmental mitigation
measures can be more readily implemented such as
a runoff collection tank or a vacuum truck operation.
The runoff from the glycol used for de-icing, as well
as snow and rain can then potentially be fittered and
recycled.

e |t is recommended that a designated de-icing
area be established on Apron Ill as operations
increase in the future.

5.8 Emergency Response

5.8.1  Current Services

Emergency Response Services (ERS) at the Windsor
International Airport are provided by the City of
Windsor. Response staff are located at the Airport in
the event of an aircraft emergency, and additional
support is provided by the City's Emergency Services
Department, when necessary.

The Airport publishes ERS service levels within the
Canada Flight Supplement and is required to provide
these published services by the Canadian Aviation
Regulations (CARs). The level of ERS is categorized
at designated certified Airports according to aircraft
size and fuselage width. In general, Airports with
annual passenger volumes greater than 180,000 are
required to provide ERS. Although the Windsor
International Airport only processed 122,800 annual
passengers in 2009, the Airport provides ERS. The
ERS categories are provided Table 5-5.

Table 5-5 - Airport ERS Categories

Aircraft Aircraft Fuselage Example
Category Length Width | Aircraft Types
1 Less than 2m PA-44, C206
9m
2 At least 9m 2m PC-6, BESS,
but less than C441
12m
3 At least 12m 3m BE20,
but less than B1900D, SW4
18m
4 At least 18m 4m ATR42, DH8A
but less than
24m
5 At least 24m 4m ATR72, DH8C,
but less than CRJ-200
28m
6 At least 28m 5m DH8D,
but less than EMB190,
39m A319,
A320-200,
7 At least 39m 5m B737-800/900,
but less than B757-200
49m
8 At least 49m m B767-300,
but less than A330-200
61m
9 At least 61m m A330-300,
but less than A340-200,
76m B777-300,
B747-400

Source: Canadian Aviation Regulations (CARs), Section 303

ERS Category 3, 4, 5 and 6 are provided upon
request at the Airport between the hours of 1100 and
0500 UTC on a daily basis for all scheduled and non-
scheduled arrivals and departures with 3 hour prior
notice.

5.8.2 Current Facilities

ERS are located at the Airport fire hall, co-located
with the Airport maintenance building. The facility
houses ERS equipment within the airside area of the
Airport for expedient response times in the event of
an emergency. While the building is reported to be in

Windsor International Airport Master Plan

521 —




good condition by users and supports the needs of
the Airport at current levels, Airport management has
expressed concern with the age of the building and
expansion ability.

The Airport operates two ERS vehicles capable of
dispensing water, foam and dry chemicals. One
vehicle is capable of holding 6,000 litres of water, and
757 litres of foam, while the second vehicle carries
2,500 litres of water, 77 litres of foam, and 205 kg of
dry chemical.

Based on the current ERS vehicle inventory, the
Airport meets the requirements for Category 5
response protection but on a limited basis, provide a
Category 6, when requested.

5.8.3  Future Requirements

Current ERS levels at Windsor International Airport
are capable of supporting increased scheduled
passenger traffic, provided that the traffic consists of
similar aircraft types currently being operated. If the
number of annual passengers exceeds 180,000 and
scheduled aircraft sizes increase to a larger category,
additional vehicles and personnel will be required.

A larger fire truck would likely be required if
operations by aircraft in ERS Category 6 were to
occur on a frequent, sustained and regular basis.

5.9 Airport Maintenance

5.9.1 Services

Windsor International ~ Airport  currently offers
comprehensive airside maintenance services. A
Snow and Ice Control Plan has been developed for
winter operations. All staff members are briefed on

this plan annually in order to maintain an optimal '

winter level of service.

Maintenance services are available for runway
evaluation including Load Bearing Surface
Evaluations and Friction Measurements. These
services are executed by members of the Airport staff
on a daily and as required basis.

Additional maintenance services include, but are not
limited to:

o  Safety Inspections;
o Wildlife Management;
e Fence Maintenance;

e Groundside and Airside Pavement Maintenance;
and

o  Exterior and Interior Building Maintenance.

Aesthetic services such as grass cutting and
gardening are performed by Airport staff and are
completed on a routine, seasonal and as required
basis.

5.9.2 Facilities

The main Airport maintenance garage s
approximately 15,000m2 in area and houses
equipment such as snow blowers, sweepers, lawn
mowers, and related storage. The garage is attached
to the fire hall, directly adjacent to Apron I. The sand
shed is also located in the area of the maintenance
garage. Vehicle access to the garage is provided at
the end of the east side of Airport Road.

5.9.3  Future Requirements

Based on the growth forecast for airside traffic, and
the surface areas currently being maintained year
round, a substantial increase in maintenance facilities
or services is needed during the planning horizon.

The existing facility is aging and there are constraints
to further building expansions. Furthermore, this
facility is located adjacent to an existing apron area,
which could better serve a higher and better use as a
cargo operations site, or other uses requiring airside
access.

e It is recommended that as airport
maintenance requirements increase that
consideration be given to constructing a new
maintenance building at an alternate location,
including consideration for combining this
with emergency response services.
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5.10 Environmental

5.10.1 Environmental Concerns

The Annexed Lands Master Plan Study investigated
the main natural features in the Sandwich South
Planning District, including the Airport Woodlands
ESA #39 (Jefferson Woodlot, Shooting Range
Woodlot, East Perimeter Woodlot and St. Louis
Woodlot) located within and directly adjacent to the
Airport lands and the Sundrop Bend ESA # 40 (Little
River Corridor) that runs from north to south in the
eastern area of the annexed land. The Airport
Woodlands cover approximately 40 hectares.

The report concluded that the three woodlots located
at the Airport Woodlands meet the minimum size to
be considered significant by the Province, City of
Windsor and Essex Region Conservation Authority.
The woodlots act as a core natural area and are
connected to one another by drainage ditches which
provide linkages for the movement of several species.
They also function as a migratory stop over location
for many migrants and raptors species.

In addition, the Master Plan report concluded that the
diversity of the woodlots is relatively low but when
considered with vegetation in the Little River Corridor
and connecting drainage ditches, there is a
substantial diversity of plant communities overall.
The report stated that protection / recreation of
natural habitat on both sides of the Little River would
help improve the habitats and hydrologic conditions in
the watershed. The development of pedestrian and
cycling trails (separated where possible) along the
Little River Corridor is also recommended. This would
allow for the extension and continuation of existing
recreational trail systems in Windsor and facilitate the
use of alternative modes of transportation.

In July 2008, the Essex Region Conservation
Authority completed an Update to the CNHS
Inventory as part of the City of Windsor Official Plan
Review (CNHS stands for Candidate Natural Heritage
Site). The study used 10 evaluation criteria to
evaluate 18 natural heritage sites in the City to
determine if the sites are considered “significant’
under the Provincial standards.  The Airport
Woodlands were considered as Provincially

Significant as they fulfilled the following four out of ten
evaluation criteria:

o Significant Woodland: The three woodlots meet
the minimum size (2 hectares) for being
considered significant by the Province, City of
Windsor and Essex Region Conservation
Authority;

e Ecological Function: The woodlots increase the
linkage provided by the Little River Corridor and
contributes to the hydrological flow of the
watercourse;

o Diversity. The woodlots present a diversity of
plant communities and also aquatic communities
in the linking agricultural drain and the adjacent
Little River; and

e Significant Species: Eleven significant plant
species were observed. No significant faunal
species were observed.

Outside of the Airport lands and the Little River
Corridor, there are no significant Natural Heritage
Features located within the Sandwich South Planning
Area that will be negatively impacted as a result of
future development in the area. Area natural features
can be protected and potentially enhanced through
the Master Plan/Secondary Plan and Site Plan
processes.

5.10.2 Constraints to Development

The Update to the CNHS Inventory report states that
because of the danger of collision with aircraft, large
bodied wildlife is discouraged from inhabiting the
Airport Woodlots with the exception of Red-tailed
Hawk and Great Horned Owl which are allowed to
remain and control other animals. The woodlots
should be considered in relation to aircraft
movements since they are close to the main runway,
as well as to other transportation corridors in the area.

The Airport Woodlots should be protected as Natural
Heritage Areas in their entirety. Provincial legislation
requires that significant features be protected over the
long-term.  Land development proposals must
address compatibility with significant features. A
buffer of 50 metres may be appropriate.

Windsor International Airport Master Ptan
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The size and location of the woodlots may constrain
site design flexibility for potential industrial users on
the Airport lands. In addition, any development
adjacent to the Little River Corridor may require a
detailed assessment to determine the need for bird
studies and Fisheries Act approval. Compensation
plans or restrictions on the timing of work are needed
to ensure that fish habitat is not disrupted.

Schedule C: Development Constraints and Schedule
D: Land Use, in the Windsor Official Plan, designate
the Airport Woodlots as “Natural Heritage”. (See
Figures 2-3 in Chapter 2 and Figure 5-5 in next page).

These lands are Windsor's most environmental
significant and sensitive natural areas. Policies in the
Plan provide for their protection and conservation.
Uses permitted in the “Natural Heritage” areas are
natural reserves and wetland management. In
addition, Council may permit ancillary recreation and
leisure activities and facilities, provided that the
ancillary use is incidental and secondary to, or
complementary with the Natural Heritage use. The
ancillary use must not negatively impact the site’s
natural features and functions.

To protect lands designated “Natural Heritage" lands,
proponents of developments in adjacent areas may
be required to complete an Environmental Evaluation
Report or other study in accordance with the policies
in the Official Plan.

The area adjacent to the Airport Woodlots and the
Little River Corridor are designated as “Open Space”
in the Official Plan Schedule D: Land Use. Uses
permitted in the Open Space land use designation
include recreation and leisure areas and facilities.
Council may also permit ancillary residential,
commercial or institutional in areas designated “Open
Space” provided that the ancillary use is incidental
and secondary to and complementary with, the main
Open Space use. Development must conform to the
Plan's policies for the proposed land use.

In addition, the Little River Corridor is identified as an
“Environmental Policy Area". The Official Plan defines
Environmental Policy Area (EPA) as ‘“an
environmental significant and/or sensitive natural area
which may be able to tolerate appropriately designed
development”. EPAs are further classified as A or B.
EPA A may be partially developed only when

development provides for conservation of the
significant natural features and/or functions. EPA B
may be developed provided significant natural
features are incorporated into the development.

Proponents of development or infrastructure
undertakings within an Environmental Policy Area A
or B are required to complete an Environmental
Evaluation Report or other suitable study in
accordance with Official Plan policies.

5.10.3 Impact of Development Plan

The Airport Master Plan considered the conservation
and management of the woodlots located within the
Airport lands. To minimize the impact of development
on the woodlots, a significant area surrounding them
has been zoned as “Environmental Reserve” in the
Development Plan Concept. The Environmental
Reserve incorporates a minimum buffer of 120 metres
adjacent to the existing woodlots, while also allowing
for the potential to include stormwater management
facilities and measures to compensate for impacts to
fish habitat associated with drainage improvements
within classified watercourses.

Windsor International Airport Master Plan
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S5 General Aviation Facilities Opportunities & Reco

6.1 Current Inventory

Airport  related general aviation activity is
concentrated in the southwest quadrant of the Airport
site. Key businesses are identified as follows:

Air-Way Aviation provides ground handling, aircraft
de-icing, cargo handiing, and other aviation support
services to air carriers and aircraft operators. Air-
Way Aviation was established in Windsor in 1988 and
its business is primarily driven by passenger and air
cargo volumes at the Airport.

Canadian Historical Aircraft Association is a
charitable, non-profit organization that restores
vintage aircraft significant to Canadian aviation
history. The Association operates from a World War Il
vintage hangar at the Airport, and has up to 200
active members who are involved in several aircraft
restoration projects.

Eagle Air Services provides ad-hoc charter air
services to various destinations.

Great Lakes Flight Centre / Journey Air provides
aviation fuel services, flight training and ad-hoc air
charter services. The Great Lakes Flight Centre
branch provides services typical to a Fixed Base
Operator (FBO). Great Lakes / Journey Air have a
total of six aircraft ranging from C152 to C172 and
Piper Seneca types. It leases administrative space
and a 10,000 square foot hangar.

Mara-Tech Aviation provides ground handling, de-
icing and other aircraft support services. Mara-Tech
provides ground handling services for Jazz's DHC8
Windsor to Toronto service, sports team charters,
corporate aircraft and other itinerant aircraft operators
at the Windsor International Airport. Mara-Tech's
facilities are located inside the Air Terminal Building.
The organization also leases aircraft equipment
parking space outside the Air Terminal as part of its
lease agreement.

Windsor Flying Club operates a clubhouse complete
with classrooms and offices, and several small
General Aviation hangars at the Windsor Intemational
Airport. The Flying Club is home to approximately
275 members and specializes in flight training, aircraft
charters, and a scheduled air cargo service to Pelee
Island for Canada Post.

WCS Aviation is an aircraft maintenance
organization specializing in service and maintenance
of general aviation and other small aircraft. WCS is
located near the Windsor Flying Club and is the only
licensed aircraft maintenance organization at Windsor
International Airport.

Air Terminal: Several Airport related businesses are
also located in the Air Terminal Building to serve
passengers, visitors and Airport staff. Businesses
include National Car Rental/Alamo, Budget/Avis Rent
a Car and a canteen serving sandwiches, drinks and
other snack foods. Wizie, Inc. provides data
management, travel booking engines and travel
technology services from the second floor of the Air
Terminal Building.

Private: Windsor International Airport holds lease
agreements with other entities including private
aircraft hangars operated by local businesses.

The Airport also leases land for farming purposes as
an added source of outside revenue.

Windsor International Airport Master Plan
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6.2 AirCargo

Air Cargo is typically provided at Airports using
dedicated all-cargo aircraft, and/or utilizing spare hold
capacity on scheduled passenger air services.
Limited air cargo activity is currently occurring at the
Airport, primarily using all-cargo aircraft:

o The Windsor Flying Club operates a scheduled
air cargo service on behalf of Canada Post to
Pelee Island.

e The regional size scheduled aircraft serving the
Airport offer modest capacity for transport cargo.

e Ad-hoc air cargo services operate at the Windsor
International Airport on an occasional basis,
primarily supporting the automotive industry.

Consultations have indicated that cargo volumes
have been declining, likely due to a decrease in
demand from the automotive industry and regional
economic fluctuations.

The City of Windsor commissioned a Feasibility Study
for Air Cargo Development at Windsor Intemnational
Airport from Lufthansa Consulting. The Phase 1:
Market Potential Analysis Report (September 4,
2009) projects that average air cargo will grow by
28.17% over 25 years in the Most Likely Scenario.
From the current level of 161 tonnes in 2009, air
cargo is projected to grow to:

Optimistic Scenario = 90,713 tonnes (2034);
Most Likely Scenario = 79,708 tonnes (2034);
and

Conservative Scenario = 59,349 tonnes (2034).

e Lufthansa Consulting has recommended
(April 8, 2010) development of air cargo
facilities in two (2) phases along with a Cargo
Village as summarized in Table 6-1.

A subsequent study by Lufthansa Consulting (Fall
2010) estimated the size of the facility and land area
required for a dedicated air cargo terminal. These
requirements are shown on Table 6-2, for the Most
Likely Scenario.

Table 6-1 — Phased Cargo Terminal Development

Year Tonnage | Terminal Landside | Airside Total Comments
Floor Space | Area Area Footprint
Immediate 180 sm 525 sm 540 sm 1,245 sm Existing cold storage warehouse to
Phase 1 be converted, airside access to
aprons required.
2034 80,000 30,000 sm 15,000 sm | 45,000 sm | Central facility, 2 Code F aircraft
(Phase 2) (A380), building height 16.0m.
Source: Lufthansa Consulting, April 2010

Table 6-2 - Air Cargo Facility Requirements

Year Tonnage Terminal Approx. Site Comments
Floor Space | Requirements

2017 35,283 5,400 sm 13,000 sm Focal point for all air cargo business at YQG.
(Phase 1) Cater to requirements of general and special
2022 54,999 7,560 sm 18,000 sm Cargo (ﬂown and trucked)_
(Phase 2) ) . i
2034 79.708 9720 5m 23,000 sm Approxmatfely 77@ of freight to be trucked.
(Phase 3) Maximum size of aircraft Code E.

Source: Lufthansa Consulting, July 2010
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Following the assessment of alternative sites, a site
for immediate development of a dedicated air cargo
capability was selected in the vicinity of the existing
Airport maintenance building. Development involves
the conversion of an existing warehouse and airside
access using existing aprons and vehicle lanes. The
facilities can be made secure.

As cargo traffic grows, a dedicated air cargo facility
can be developed on the north land employment
area, north of Runway 07-25 accessed by a new
taxiway constructed from the threshold of Runway 07.
Located within the security perimeter, this area has
convenient access to local and regional road
networks, as well as potential airside access for
vehicles to Aprons | and IIl. Airside access could be
enhanced by construction of an airside service road
linking Aprons | and Il with the north employment
lands.

e It is recommended that an airside service
road be constructed linking Apron [l to Apron
I, and Apron | to the north employment lands
as required to support air cargo facilities
development.

6.3 Cargo Village

The Market Potential Analysis for Windsor
International Airport report by Lufthansa Consulting
states: “The medium to long-term objective should be
to plan, design and develop a Cargo Village at YQG
that will become a multi-modal gateway, incomporating
Airport and surrounding industrial areas, together with
rail links and trucking facilities, to attract, bundle and
channel the intemational movement of cargo to and
from points in North America’”.

A Cargo Village will accommodate cargo / logistics
related facilities such as forwarder buildings, facilities
for logistics service providers, distribution, processing,
warehousing and assembly. It will be integrated with
or have dedicated access to the cargo terminal and
would be integrated with vital Airport functions.

It will require a secured access from public roads, an
efficient internal road circulation system and require a
proper technical infrastructure to support operations.

e Development of a Cargo Village has been
recommended by Lufthansa Consulting.

Lufthansa Consulting has recommended a footprint
size of approximately 20 to 25 acres to accommodate
a zoned development for small, medium, and large
cargo logistics businesses. Part of this area would
have apron access.

The Master Plan has provided for a Cargo Village on
the employment lands. These lands have suitable
airside and groundside access at various locations.

6.4 Multi-modal Port

LPS AVIA undertook a Multimodal Port Land
Reserve Study (January 2010) to assess
opportunities for developing a multi-modal port.

The study examined the opportunities and constraints
of establishing and operating land-rail-air ports
including the most common types of truck-truck,
truck-air, and truck-rail operations.

The study included a survey of nine multi-modal ports
in North America and Europe and a detailed case
study of the Huntsville, Alabama multi-modal port
based on similarities to Windsor International Airport.
An Inland Port for rail was also considered based on
a case study of the Virginia Inland Port.

Three Airport Land Reserve Options were developed
potentially utilizing available employment lands at
Windsor International Airport. These featured air,
truck and rail access. The three options ranged from
100 ha. to 360 ha. in size and could be developed
and accommodated on existing Airport lands.

e |t is recommended that lands be reserved for
a multi-modal port with a configuration of
roughly 235 ha.

The Multi-modal Port — Land Use Options Report is
included as an Annex to the Windsor International
Airport Master Plan.
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6.5 Pre-Clearance Centre

Development of a pre-clearance centre has been
proposed by Lufthansa Consulting. This facility would
permit pre-clearance of cargo destined for the United
States and, once cleared would be trucked or flown
non-stop to U.S. destinations.

A pre-clearance facility could be located in or
adjacent to the air cargo building. If it also serves
truck traffic, it would need to be near in or adjacent to
the Cargo Village. The limitation of a truck shipment
facility is that a dedicated and secure truck corridor
would be required to the U.S. border from the Airport.
This was considered unlikely to be achieved within
the time-frame of this Master Plan.

Sufficient land is available in the employment land
area surrounding the Airport to accommodate a pre-
clearance facility

6.6 Airport Business Park

Building on the Multi-modal Port Land Reserve Study,
the Master Plan explored a series of options for
developing a Business Park on lands surplus to the
operating Airport.  The options were variously
configured to attract and accommodate a series of
new and emerging opportunities for employment
including:

e solar energy manufacturing facilities;

e major aircraft maintenance repair and overhaul
(MRO) facilities;

e aerospace manufacturing facilities;
e aircraft hangars; and
e other new opportunities.

Many opportunities require specific land capabilities
which must be integrated with current and future
Airport operations.

A total of five land use and development options were
assessed, including those prepared in the Multi-modal
Port Study. A Preferred Option was then finalized
(Option 5).

The recommended Development Plan identified in
Chapter 7, represents the preferred strategy for
flexibly accommodating the best range of future
employment opportunities at the Airport.

6.7 Aircraft Maintenance and
Support

Aircraft maintenance acfivities include several support
functions, some of which are currently being carried
out at the Windsor International Airport. Typical
aircraft maintenance activities include:

e Maintenance Repair and Overhaul (MRO)
activities, including maintenance for scheduled
airlines and maintenance for corporate aircraft;

e Engine overhaul;

General aviation aircraft inspections and routine
maintenance; and

o Airframe inspections.

WCS Aviation is currently the only business offering
aircraft maintenance services at the Windsor
International Airport.

The Airport is pursuing new large MRO businesses as
a strategic market for Windsor. The Airport is in a
good position to strengthen the presence of MRO
businesses due in part to the availability of skilled
labour in the region, and its strategic position in North
America.

The Federal Government has recently announced
that funding will be provided to attract a maintenance
repair and overhaul (MRO) business to the Airport.
The Master Plan includes provisions to accommodate
this and other large scale facilities in airside
employment lands.
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6.8 General Aviation

General Aviation (GA) is defined as civil aviation
activities operated by individuals, organizations, and
businesses providing the following services:

e Public charter aircraft operations;

e Private charter operations serving the regional air
transportation requirements of companies,
organizations, and government departments;

e Private aircraft operations for business or
personal use;

s Flight training;
o Public and private helicopter operations;

e Support activities for the above including repair,
sale and inspection of aircraft and associated
support material;

e  Supply fuel and oil;

e Private office and hangar space for GA
operators; and

e Medevac services.

A review of historical aircraft movements in the
private category suggests GA operator activity has
declined slightly over the past 10 years.

The Master Plan forecasts that general aviation will
grow at an average annual rate of 1.36% over the
next 20 years, from some 33,000 movements to
44,000 movements per annum.

To help attract new and expanded GA operations,
additional serviced development areas for General
Aviation activities are included in the Development
Plan. High volume flight training has also been
identified as a potential opportunity for the Windsor
International Airport as an example of means to
increase GA activity.

Business and corporate aviation activities are
generally related to the transportation of company
executives or large charter groups, such as sports
teams. These individuals usually own or charter an
aircraft for air transportation. Consultations and
analysis indicates that several tenants at the Windsor
International Airport are operating within the Business

and Corporate Aviation category. Consultations with
an FBO operator suggest an increase in Business
and Corporate Aviation activity would improve
revenue streams at the Airport. This could require
attracting additional industries to the Windsor-Essex
region.

A limited volume of flight training is currently occurring
at the Windsor International Airport, primarily through
the Windsor Flying Club and Joumney Air. The
Windsor International Airport is well-positioned to
attract additional flight training to the region. To
attract this additional business, the Airport could
market its extensive airside infrastructure, low levels
of airside and airspace congestion, and suitable
winter weather to potential flight training operators
and markets. Educational facilities could be located
at the Airport within the employment areas shown in
the Development Plan. This could involve
coordination with St. Clair College, the University of
Windsor, or other post secondary institutions in
Southwestern Ontario.

6.9 Airport Related Commercial
Land Supply

Windsor International Airport has abundant land for
Airport related development.

The Airport's current development area is
concentrated within the southwest quadrant of the
Airport site. Airport lands west of Runway 07 and
Runway 12 are constrained by the presence of the
CN Railway line. These areas are not considered
suitable for future Airport development. The area to
the east of Runway 25 has been identified for
extension of the runway to 10,000 ft.

There is a significant land parcel of some 26.7 ha that
is easily accessible from existing airside and
groundside infrastructure, on the north side of the
Airport property. It is subject to height and electronic
zoning restrictions in certain areas.

A small parcel of land of 4.3 ha is also potentially
available on the north side of Runway 07-25 at the
eastend.
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Significant land is available within the infield area of
the Airport property including more than 300 ha
potentially available under various development
scenarios. This land is ideal for major Airport related
business and employment uses. Development of
high structures in certain portions of the infield area
may interfere with sight lines from the current ATC
control tower. All proposed infield development
projects should be subject to review by Airport
management and if a sight line issue is identified,
relocation of the ATC tower to a new infield location
may be necessary in order for the development to
proceed.
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7.1 Land Assignment

The recommended Airport Land Use Plan proposed
in this chapter has been prepared to address short,
medium and long-term development potential.

The intent of the Land Use Plan is to identify and
provide maximum flexibility in the use of Airport lands,
thereby supporting broader City and Airport business
objectives. The purpose of the Land Use Plan is to:

e Provide sufficient land to meet the long-term
requirements of all essential aviation activities at
the Airport;

e Provide flexibility to accommodate strategically
targeted, opportunistic business investments;

e Ensure that land is developed for uses that are
compatible with the safe and efficient operation
of aircraft at the Windsor International Airport;

e Ensure that land is developed in such a way as
to be compatible with adjacent Community land
uses;

e  Guide the development of the Airport in a logical
and orderly manner ; and

o Protect the interests of all tenants within
boundaries of Airport property.

The Plan provides a rational, comprehensive and
flexible framework for the development and use of
Airport lands, permitting the balanced fulfilment of
future needs.

The order of priority used in the systematic land
assignment for Airport facilities, as well as a definition
of each use follows:

e Airfield — fixed and rotary wing manoeuvring
areas, taxiways, aprons and navigational aids at
the Airport.

e Air Terminal & Operations - air terminal
building, maintenance garage, security, fuel
facilities, utilities, public facilities, terminal road
system and public parking.

o Airside Employment — general aviation facilities
and aviation support functions on land requiring
airside access, including air cargo, MRO and
helicopter facilities.

e Groundside Employment — public or private
concems not requiring direct airside access.
Includes Airport and non-Airport uses and will
accommodate strategically targeted,
opportunistic  business opportunites in a
Business Park environment.

o Airport Reserve - lands for which it is not
practical to designate more specific Airport uses
at this time. The lands are held in reserve in
order to accommodate Natural Heritage areas
and surplus areas.

7.2 Recommended Plan

The Recommended Land Use Plan for the Airport is
presented as Figure 7-1.
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e Airport Infrastructure Development Plan

The Development Plan is intended to meet the
current and future airside, air terminal and groundside
requirements of Windsor International Airport. The
plan allocates sufficient land to accommodate Airport
growth beyond the planning horizon.

Development projects are identified in Table 8-1
along with the trigger points when each project will be
required.

Rough order-of-magnitude cost estimates are
provided for immediate and short-term projects.

Several projects could be combined. Longer-term
projects are not included in the capital project list as
the scope will vary depending on actual growth rates
experienced, and the attraction of new lines of
business to the Airport.

It is recommended that implementation of projects be
demand driven as Airport marketing and growth
objectives are achieved. The Development Plan is
illustrated in Figure 8-1.

Table 8-1 — Development Plan

Project Phasing Trigger ROM Cost Refer.
Sect.
Airport Lands
Construct partial parallel taxiway north of To provide access to new north employment $ 10 million 51.2
Runway 07-25. lands, as demand develops.
Construct taxiway on the east side and parallel | To provide access to the new south employment $ 3.5 million 512
to Runway 12-30. lands and access by heavy aircraft from these
lands to Runway 07-25, as demand develops.
Expand Apron | in the vicinity of Taxi ‘G’ to To provide parking for B747-400 cargo aircraft as $ 2 million 513
accommodate Code E aircraft. demand develops and Runway 12-30 requires
precision approach zoning protection.
Maintain Runways to extend the life of these Short-term repaving of Runway 12-30 (2016). $ 1.5 million 5.1.1
assets.
Construct airside service road linking Apron Ill | As required to support air cargo facilities $210,000 6.2
to Apron |, and Apron [ to the north employment | developments.
lands.
Expand ATB to approximately 5,250m? to Immediate requirement to serve current peak hour $2.0 million 533
provide additional space for passenger check-in | passengers (TPHP) of 157.
queuing, international and trans-border arrivals,
related amenities, and concessions.
Expand ATB to 5,800m2 to meet projected Expansion anticipated in the short-term (5 years) $2.5 million 534
growth in passenger traffic in the short-term. to serve projected peak hour passenger (TPHP)
growth to 253.
Prepare engineering study of the ATB. Prepare prior to embarking on ATB improvement $50,000 534
programs.
Complete drainage and pavement resurfacing Short-term to medium-term need, subject to $ 1.5 million 5.4.1
of private groundside and airside roadways roadway conditions.
serving the Airport operations.
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Project Phasing Trigger ROM Cost Refer.
Sect.
Prepare Airport parking study. Immediate requirement to determine current and $35,000 542
future demand characteristics and requirements
for parking.
Prepare engineering study of the FEC. Short-term requirement to assess the existing $15,000 5.6.3
systems, equipment and components in the FEC
and the life expectancy of the facility.
Construct a new maintenance building at Medium-term, as maintenance requirements $ 2.5 million 583
another location on site, including consideration | increase.
for combining this with emergency response
services needs.
Develop a Secondary Plan/Official Plan Short-term, By City 6.6
Amendment to re-designate future employment Planning &
area to permit employment uses including a Eng. Depts.
Business Park and establish road and servicing
network.
Develop Phase | air cargo facility. Immediate investment to foster air cargo $TBD 6.3
development.
Develop North Side Employment Lands. Development of Phase Il air cargo facilities, or $ TBD 6.3
shortage of general aviation development land.
Develop South Side Employment Lands. Development of large MRO and/or aerospace $ TBD 6.8
manufacturing on adjacent employment lands.
Develop Cargo Village. Assemble as critical mass of related businesses $ TBD 6.3
develops on Airport lands in vicinity of each other.
Develop Multi-Modal Port. Development of Muiti-Modal Rail/Truck Facility. $1BD 6.4
Complete a stormwater management (SWM) Immediate need for SWM Plan. $50,000 | 5.5.3and
plan for the Airport lands and implement Short-term to longer-term implementation of SWM | $15.6 million 5.10
stormwater management measures. facilities in stages as development proceeds.
Protect and maintain environmental sensitive Immediate to short-term. N/A| 553and
area adjacent the Airport Woodlot. 5.10
Complete environmental studies to confirm the | Short-term. $7TBD | 5.5.3and
significance of the natural environment and 510
mitigating measures resulting from
development impacts.
Surrounding Lands
Complete environmental assessment studies Immediate. $ TBD 24.2
for County Road 42 and Lauzon Parkway.
Implement the preferred road improvement Short to medium-term. $ TBD 242
alternatives arising from the above
environmental assessment studies.
Complete traffic impact studies to confirm Progressive studies as development opportunities $ TBD 242
external roadway improvement measures to arise.
accommodate development.
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Project

Phasing Trigger

ROM Cost

Refer.
Sect.

Confirm existing water distribution system
capacity and associated improvements in the
interim until trunk feedermains are completed
by WUC.

Immediate to short-term.

Trunk watermain facilities from Banwell (North of
EC Row) to Cabana (East of Howard).

$ 26.3 million

55.1

Complete a sanitary servicing study to confirm
the opportunities to expand the drainage area
boundary for the trunk sanitary.

Medium-term.

$ 50,000

5.5.2

Complete improvements to the Little River
Pollution Control Plant, as required to meet
sewage flow demands from the expanded
service area.

Longer-term.

$ TBD

55.2
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9 Public and Agé;ncy Consultation

An Open House and Public Information Centre (PIC)
was held on May 30, 2011, to provide the public and
agencies with an opportunity to review and provide
comments on the findings and recommendations of
the Airport Master Plan. The displays from the PIC
are included in Appendix F. This PIC was held for
information purposes only and was not conducted as
a statutory public meeting under the Planning Act.

The public was notified of this PIC through a
published advertisement in the Windsor Star on
Saturday, May 21, 2011, a copy of which has been
included in Appendix F. Relevant agencies were
directly notified of this PIC through a letter dated May
10, 2011, the distribution list and copy of which has
also been included in Appendix F. The Mayor and
members of City of Windsor Council were invited to
attend a presentation of the Airport Master Plan in
advance of the PIC.

A total of 35 attendees recorded their signatures on
the PIC sign-in sheet. A total of 4 comment sheets
were returned. This information has been included in
Appendix F.

In addition, comments were received from two
residents of Riberdy Road, copies of which have also
been included in Appendix F.

In addition, several public and agency representatives
requested a copy of the PIC display panels, as well
as an opportunity to review the draft Airport Master
Plan report. This information was provided to these
stakeholders through electronic mail on June 3, 2011,
with a request to retum any further comments by
June 24, 2011. A list of those stakeholders has been
included in Appendix F.

The Essex Region Conservation Authority submitted
their comments relating to permits and authorizations,
stormwater management, natural heritage restoration
opportunities, and source protection planning
considerations in a letter dated June 21, 2011. A
copy of their letter has been included in Appendix F.

._.-;*'III"""

A

In addition, the Windsor-Essex County Environment
Committee (WECEC) submitted their comments in a
letter dated July 9, 2011, a copy of which has also
been included in Appendix F.

No further public or agency input was received.
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Appendix A - Passenger Demand Forecast Methodology

Traffic forecasts are usually based on past history. Previous traffic volumes are examined, and related through a
mathematical model to various socioeconomic variables such as GDP. Good forecasts or projections of these
“explanatory” variables are usually available. When “plugged in" to the mathematical model, they generate forecasts
of future activity. This process, called a “time series analysis,” examines the behaviour of a single entity over a
period of time.

The Airport has a limited data of scheduled services on which to develop such a model. Its services are too young to
have generated any useful insights about the future. These limits call for a “cross-sectional” approach. Rather than
examining previous years for the same Airport, the analysis looks at a sample of other Canadian Airports. These
communities are considered “similar” to Windsor after correcting for several socioeconomic disparities. The sample
excludes far northern communities and hub Airports.

The econometric model used a double-logarithm specification. Results of an ordinary least squares regression are
shown in Table A-1. In some situations, the population and income statistics were consolidated for several
communities located close to the Airport.

Table A-1 - Ordinary Least Squares Regression of Model

Coefficients | Standard Error | T Statistic
Intercept -0.27428 3.620173 -0.07576
Log of Population 0.911636 0.09977 9.137415
Log of Per Capita Income 0.284157 0.835257 0.340204
R-square 0.798021 Standard error 0.77966
Table A-2 - Analysis of Variance
Degrees of Freedom  Sum of Squares  Mean Square  F-Statistic
Regression 2 5122826 2561413 43.4612
Residual 22 1.296584 0.058936
Total 24 6.41941

The regression shows that population is a strong predictor of traffic. Per capita personal income exercises a positive
influence, but the model does not indicate statistical significance. The model as a whole shows strong explanatory
power, as measured by a highly significant “F" statistic.

The r-square statistic ranges form 0 to 1. It compares the variation explained and unexplained by the model. A value
close to unity indicates that the model has explained almost all of the variation in the data. A large r-square does not
necessarily indicate a “good” model. Some situations are inherently subject to large random variations. A high
square can always be obtained through enough manipulation of the model, but the results are then genuinely
misleading.
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The r-square of .798 is relatively high for a cross-sectional model. Times series based models often have r-squares
exceeding .9.

The model showed distortions from heteroscedasticity, as indicated by a significant Golfeldt-Quandt statistic.
Heteroscedasticity is a common problem with cross-sectional models. The linear regression algorithm can produce
estimates of coefficients that have many desirable properties. However, it requires that the dispersion of the error
term, either negative or positive, does not depend on the underlying X" variables. The models developed use
population, income and a regional dummy as exogenous variables. There was a fear that large, populous
communities would have large negative or large positive error terms, and small communities would have small
negative and small positive error terms. This property would have rendered the T and F tests invalid. Other
estimation procedures could then provide coefficients with optimal properties. A weighted least squares procedure
produced the following unbiased, minimum variance estimates of the coefficients:

Table A-3 - Generalized Least Squares Regression of Model

Coefficients | Standard Error | T Statistic
Intercept -0.27058 2.791085 -0.09695
Log of Population 0.969332 0.627322 1.545191
Log of Per Capita Income 0.293696 0.722912 0.406268

Table A-4 - Analysis of Variance
Degrees of Freedom  Sum of Squares  Mean Square  F-Statistic

Regression 2 0.157467 0.078733 7174185
Residual 22 0.24144 0.010975
Total 24 0.398907

The estimation procedures tested other potential explanatory variables, including household income, unemployment
rates, regional dummy variables (e.g. a “1" if the community was in eastern Canada, otherwise a zero) and distances
from a hub or international services Airport. These variables did not contribute to the explanatory power of the
model.
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Table B-1 - Windsor International Airport Passenger Forecasts
(Enplaned and Deplaned Passengers)

Aug-
Current mented Air Oil Most
Services | WestJet | Porter | Charter | Canada | Sands | Trans-border | Likely Maximum

1996 180,602 180,602 180,602
1997 205,976 205,976 205,976
1998 216,675 216,675 216,675
1999 240,528 240,528 240,528
2000 206,675 206,675 206,675
2001 157,445 157,445 157,445
2002 158,213 158,213 158,213
2003 171,748 171,748 171,748
2004 157,114 157,114 157,114
2005 154,083 154,083 154,083
2006 136,093 136,093 136,093
2007 140,680 140,680 140,680
2008 122,804 122,804 122,804
2009 122,804 122,804 122,804
2010 126,734 126,734 126,734
2011 130,789 47,693 6,480 184,962 184,962
2012 134,974 58,030 71,736 12,960 25,620 219,670 303,321
2013 139,293 86,808 71,540 12,960 38,325 13,140 0 236,933 362,066
2014 153,397 86,808 95,387 12,960 38,325 13,140 54,750 274,883 454,766
2015 160,448 | 144,680 | 107,310 19,440 38,325 13,140 82,125 300,338 565,468
2016 174,552 | 174,091 | 107,604 19,440 64,050 26,352 82,350 327,948 648,439
2017 181,604 | 173,616 | 131,157 19,440 76,650 26,280 82,125 358,480 690,871
2018 195,707 | 231,488 | 143,080 25,920 76,650 26,280 82,125 390,987 781,250
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Table B-1 - Windsor International Airport Passenger Forecasts (Cont'd)

(Enplaned and Deplaned Passengers)

Aug-
Current mented Air il Trans- Most
Services | WestJet Porter | Charter | Canada | Sands | border | Likely Maximum
2019 202,759 260,424 | 143,080 25,920 76,650 | 26,280 | 82,125 | 398,039 817,237
2020 216,862 261,137 | 143472 25920 | 102,480 | 26,352 | 82,350 | 412,606 858,573
2021 223,914 318,295 | 143,080 32400 | 114,975 | 26,280 | 82,125 | 425,674 941,069
2022 241,314 347,231 | 143,080 32,400 | 114,975 | 26,280 | 82,125 | 443,074 987,405
2023 249,036 347,231 | 143,080 32,400 | 114,975 | 26,280 | 82,125 | 450,796 995,127
2024 257,005 348,183 | 143,472 38,880 | 115,290 | 26,352 | 82,350 | 465,709 | 1,011,532
2025 265,229 347,231 | 143,080 38,880 | 114,975 | 26,280 | 82,125 | 473,469 | 1,017,801
2026 273,716 347,231 | 143,080 38,880 | 114,975 | 26,280 | 82,125 | 481,956 | 1,026,288
2027 282,475 347,231 | 143,080 45,360 | 114,975 | 26,280 | 82,125 | 497,195 | 1,041,527
2028 291,515 348,183 | 143,472 45,360 | 115290 | 26,352 | 82,350 | 506,699 | 1,052,521
2029 300,843 347,231 | 143,080 45360 | 114,975 | 26,280 | 82,125 | 515563 | 1,059,895
2030 310,470 347,231 | 143,080 45,360 | 114,975 | 26,280 | 82,125 | 525190 | 1,069,522
1996-2000 3.43% - - - - - 3.43% 3.43%
2000-2010 -4.77% - - - - -4.77% -4.77%
2010-2020 5.52% - - - - 12.53% 21.08%
2020-2030 3.65% 2.89% -0.03% 5.76% 1.16% | -0.03% | -0.03% 2.44% 2.22%
2010-2030 4.58% - - - 7.37% 11.25%
3
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Appendix C - Aircraft Movement Statistics and Forecasts

This information is outdated at the time of finalizing the Master Plan in December 2010 and does not reflect the
introduction of WestJet in 2010 and Porter in 2011.
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Table C-1 - Windsor International Airport Charter and Scheduled Operations Forecasts

(Landings and Takeoffs)
C