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EXECUTIVE SUMMARY

This Planning Justification Report supports applications for an Official Plan Amendment (OPA) and Zoning
By-law Amendment (ZBA) to permit a four (4) storey, 17.0 m high, forty-eight (48) unit multiple dwelling on
a portion of the parking lot lands and former Roseland Clubhouse at 455 Kennedy Drive West in the City of
Windsor.

The proposed OPA seeks to redesignate the subject site from Open Space to Residential, while the ZBA
proposes to rezone the lands from Green District 1.2 (GD1.2) to a site-specific Residential District 3.2
(RD3.2) to accommodate the development. The site represents an underutilized portion of municipally
owned lands identified through the City’s Housing Solutions Made for Windsor initiative as an opportunity
to support housing delivery while maintaining the broader function of the Roseland Golf Club.

The proposed development introduces a medium-profile residential building within an established, well-
serviced neighbourhood, providing a modest and context-sensitive level of intensification. The design
incorporates appropriate massing, setbacks, and orientation to ensure compatibility with surrounding low-
density residential uses, while enhancing the streetscape along Kennedy Drive West.

Supporting technical studies, including a Functional Servicing Study, Traffic Brief, Urban Design Brief, and
Archaeological Assessment, confirm that the development is feasible and can be accommodated without
adverse impacts on municipal infrastructure, transportation networks, or the natural environment. Public
consultation identified typical community considerations such as building height, traffic, and parking, which
have been addressed through design and technical review.

The proposed development is consistent with the Provincial Planning Statement (2024), conforms to the
intent of the City of Windsor Official Plan, and aligns with municipal objectives for intensification, housing
supply, and complete communities. It also represents a coordinated approach to municipal land use
whereby the residential development facilitates the reinvestment of land value into the construction of a
new clubhouse for the Roseland Golf Club, supporting the long-term sustainability of this public asset.

Overall, the proposed Official Plan Amendment (OPA) and Zoning By-law Amendment (ZBA) applications are
appropriate, represent good planning, and should be approved.
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1.0 INTRODUCTION
1.1 PURPOSE
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referred to as the “applicant”) to provide support for O¥cial Plan Amendment and Zoning By-law
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Clubhouse to accommodate the development of 0.542 ha (1.34 ac) of municipally owned lands, located at
455 Kennedy Drive West, within the City of Windsor (subject site) (refer to Ci3diS v ¢ [201-22y al-L)l
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Figure 2 — Subject Site
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1.2 PLANNING POLICIES

The subject site is designated accordingly in the City of Windsor OY cial Plan (OP) and Zoning By-law 8600 as
follows:

City of Windsor OY cial Plan — Schedule D: Land Use
i1 Open Space

As indicated on C13diS o ¢ /Il 21 2lyRa2il h Y0l til-y 55313y1-22Y, the subject site is designated “Open
{LI0S¢ dzyRSH (KS Z1ié 27 =lyRé2l hY Ol tfl-yd ¢KS IFLILBOIYG 13 1SIjizSaay3 iKI-i /2dzyOif 11LILN2ES Iy h Y Oll€
iy VY SyRY Syl sht 1§ (2 OKIy3S {KS 0dziiSyt RSaI3yT-a2y 2 awSaiRSya ¢ (2 65g S I3y GhiK (KS
USaIRSya £ RSASE2LIY Syt

Figure 3 — City of Windsor Official Plan Designation
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City of Windsor Zoning By-law 8600 — Schedule A: Zoning District Map 9
i Green District 1.2 (GD1.2)

As shown on CI3diS n ¢ /108 27 2lyRa2ll w2yly3 . énfl-g 55813y1-e2y1 the subject site is currently zoned
Green District 1.2 (GD1.2) in the City of Windsor Zoning By-law 8600. The current zoning does not permit
NS&IRSY3 I d2aSa0 14 400K KS I-LILIBOIYG & NSIjdzSaay3 (KI-i /2yl ILILN2ES |- %2yly3 . &rtl-g 1Y SyRY Syl
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ZONING BY-LAW 8600:
ZONING DISTRICT MAP 9
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Source: City of Windsor Zoning By-law 8600 — Map 9
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1.3 PROJECT BACKGROUND
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into high-value community spaces. This project is a primary pillar of the h 1 2daly3{2{da2ya al RS 12i 2lyRi2lh
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Ross golf course. Since 1926, it has been a cornerstone of South Windsor's cultural landscape, designated under

(KS hytiin2 1S0GI-S 10k 1a LG 27 g 0SyhiSyyalt YitSalizyst (KS Ziie 21 =lyRé2i 1 1-RA1-yOly3 (KS Y 2RSlyiTl-a2y
27 (KS TI-0fii8T GKIS adzLiLi2Nay3 oli21-RSN K2dzalyd 262500054

Ly CSolidzIig Hnmpl 718 /2dy0i IIR2LISR . énfl-& crmrnnp (2 1SY 208 (KS KSWil-3S RS&i3y1-a2y 2F HILNZEY 1-i5te
4.09 ac. of the Roseland Golf Course property (£3.3% of the total 125 ac. site). This area includes the main
Syll-y0S fi2Y" YSyySRe 5INgS =8l (KS 20y 31 OfizoK2dzST 1-4a2011-0SR LIMIy3 MISIE 1yR - Liiziky3 SSys ¢k SaS
lands do not form part of the original 1926 golf course layout designed by Donald Ross and is considered to have
y2 &13y1001-ya Odzfidzil-€ KSWGI-3S B1-66:S 20 hyBSuSalo 1 LY 118 3214 27 (Kia NSY 2014 1a d2 FI-001-0S (KS RSY 2fle2y 27
(KS SEiaayA Ofi:0K 21235 odzitRly3e ¢KS 203yt mynk2ES 3267 0202035 £1-820201 GKIOK 14 GKS LY 1@ Odztliczil-£ KSWi1-3S
resource, will remain intact, untouched, and fully designated.
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V12day3 {2tdazyz al RS 121 =lyRa2il iylel-o8S 14 Iy 2LILIRNldyM (2 adLILi2Wh 02 Y LI-e6fS lyUftt ISaIRSya -
RSASE2LIY Syt GKitS TI-0Miil-ay3 (KS 02yaili0a2y 27 I yS& Ofi:0K 24450
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The EOI required an integrated RSa\3y  ILILN2I-0KE Syadzity3 iKI-i 620K 02Y Li2ySyla 1S 02KSaidS 1yR 02Y LIl-ao6fS
with the surrounding neighbourhood and the cultural heritage landscape of the golf course. In April 2026, the
221y 0SS 6SligSSy +14SyiS 550521y Syt /21Li201-e2y 1yR . SHI /2yaild0a2y I-yR 9y3tySSity3 Ly0 &l-a
announced as the successful respondent.

¢KS 120Y SN 020K 20285 S1-8 RSISIY SR 2 65 6582yR T51-816S NSLIHN IyR K14 058y LLI2ASR 121 RSY 2fla2yl ¢KS
Y5 0fizoK20z4S @it 6S 02y/AlNi00SR hy LIN2Nie 27 (KS ISEIRSyal€ RSESE2LIY Syl I'yR @it ISY 1y /iign2&ySRo Li gt
IyOftzRS IRY IyRalil-ofS 20341 122R 1yR 650501-AS HISIAL I-yR I vn &ljeD 24ziR221 Lil-e2 MISI- gilliK 620K 020315k
IyR dy020SISR 45092y {LISONUO0 I'Y SylaSa ad0K 14 |- 326F alY difl-o2y W22 Y1 |- 32fF 1-0I-RS Y2 dSI-0Kly3 A0S IyR I-
sauna are proposed to elevate the member experience.

1.4 RESIDENTIAL DEVELOPMENT

¢KS ISAIRS Y3l RSESERLIY Syl O2yaklia 27 I T2d2l ond AG20S8I mMronYy KIKI T2ienSI3Ki onyb dyld YartalltS RgSttly3
odzRIY3: 2y 1- Li2a2y 27 (KS LMITy3 20 flyRa 1yR 120Y Sl w2aStlyR /0K 20:4ST 201-45R 16 npp YSyySRe SIS
28l ¢KS 30200500 1S dzyR3W ILILIBOI-02y 1é ILN2ENY IS8 mpnn K1- dvon 1-00I KI-4 pydsaay” dHdmicy Do 27 Tii2yI-3S
along Kennedy Drive West, and is bounded by the remaining Roseland Golf Club lands to the east, south, and
west.
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The subject site is legally described as:

i Part 1 on Plan 12R-30034, being Part of Block ‘E’ Registered Plan 1241 and Part of Lot 140 on Registered
Plan 1478, in the City of Windsor, County of Essex.

¢KS LIN2LI2ASR Y dztal)tS ReasSitly3 1 £201-0SR I 4KS T220LIya 27 (KS LNS@I2dza OfizoK2dz3S I-yR 13 20SyiSR 24 MR
Kennedy Drive West, establishing a strong street presence while maintaining appropriate setbacks and a
aSyalads il-yalazy 2 (KS adili2dzyRy3 NS&IRSya I 02yESEl 1yR (KS 32F 020850 +SKI0dtIH) 100583 &t 65 LI2ARSR
from Kennedy Drive West. A total of 85 parking spaces are proposed, including 11 visitor parking spaces within a
surface lot adjacent to Kennedy Drive West, and 74 parking spaces within a below-grade parking garage
I-00S4aSR @il- yiSly1€ RS 1-8aT 27 (KS (24141 n 4LJ1-0Sa &t 6S 1-:00S3a16tS0 Ly I-RRIe2y! p 61080S LIMITy3 aLI-0Sa IS
provided within the underground garage. One loading space is proposed within a shared loading and refuse area
BIK (KS ySg& 0ft0K20zaST £201-1SR &24ziK 27 (KS odzitRly3e 1y SEiaay3 aSIAI0S tl-yS LI2diRty3 100544 (2 (KS ySé
clubhouse will be maintained on lands owned by the City of Windsor.

ySI3K6202K22RI lyO21LI201-ey3 HILN2LIAI-IS Y 1-aly31 450610741 1yR 20Sylil-e2yl GKItS SELIyRIy3 (KS K2dzdly3
2LJa2ya BiliKly (KS w2aStl-yR ISaIRSys I ySIaKo20IK22R ¢KS RSAITY L2MaTSa LISRSAI-yi2SyiSR StSY Syftiar
fl-yR&O0ILISR Ri2yi1-35a1 1yR 02yyS0adiie {2 SEiaaya ySig211a 1yR ly0IL211-i54 diiol-y RS813y 654 LII-0a054 ad20K
I-4 Mia0dztI-iSR FI-eI-RSAT dzLILISIn&l 2058 aiSLnoI-074al IyR LISR2Y iy1-yite 6S2amaI-RS LIMITy30 ¢KS NSY IHyRSI 27 (KS
w2aSfl-yR D2 /{0 fl-yRa gt 02yayiS i2 2LSNIS 144 1- 32(F 021203S 2y /ii26ySR flyRal GiK I ySé OflzoK20zaS
LIN2LI24SR 32z0K 27 (KS RSGSE2LIY Syl adzLiLi2Uay3 (KS f2yaniSuY TizyOa2y 27 iKS TI-0HIie SKiS Y IHyllyly3 (KS
fl-yRa 12U NSONSI-a2y1 I-yR 2LSy aLI-0S LidziLi2aSa0

A blanket easement will be established over the subject lands to facilitate shared vehicular access, driveways,
I-yR aSIg10ly3 6Si&SSy IKS LII2LI2ASR NSRSy I RSASERLIY Syl I-yR (KS NISiilHySR 0fizoK2dzaS fl-yRas

1.5 DEVELOPMENT APPLICATIONS

¢KS /18 1aad:SR I {i1-3S mtilyyly3a /2yadfil-a2y tSgSI 6t/mnHnkHel 2y aliok moth, 2026, and indicated that in
20RSN {2 TI-0MI-GS (KS 2420 6nb A020S81 MrenY” KIKI T20inSI3Ka onyd dyl Y dztalitS Ré Sttty RSSE2LIY Syl Iy hY Ol
tily VY SyRY Syl sht 10 12 lSIjdziSR (2 NSRSaIIY1-0S (KS 2dz6eS00 a1iS T2y ahLISy {LI1-05¢ {i2 awSaIRSya 1 Ly
I-RRIa2YI I h2yly3 .&nfl-g VY SyRY Sy ot 10 1& USIjdiSR {2 1ST2yS (KS &0:0250( &iiS Ri2Y DISSy Sadin0h v
0D5MHI {2 I 31iStaLISON0 wSEIRSYa I SN0 otH owS0IHIL GHK (KS T2{t241y3 LN2AIaI2yaEY

1 Maximum Building Height: 17.0m;

Front Yard Setback: 12.0m

Side Yard Setback: 1.5m

Minimum Landscaped Open Space: 33%;

The building setback shall not apply to a parking garage located entirely below grade, including an access

ramp and a staircase or emergency exit to the parking garage;

1 Minimum separation of a parking area, access area, collector aisle, or driveway from an interior lot line to
0.0m.;

1 Minimum separation of a parking area from a building wall containing a habitable room window or
containing both a main pedestrian entrance and a habitable room window facing the parking area where
the building is located on the same lot as the parking area to 1.80 m;
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1 The building setback shall not apply to a parking garage located entirely below grade, including an access
ramp and a staircase or emergency exit to the parking garage;
¢23S(K S iKSES 1-Y SyRY Sylia @it Sy1-ofS (KS 1SaIRSya 14 RSASE2LIY Syl IyR adzLiL2Ni (KS lyli2Ri0a2y 27 IFRRIe2y14
K2dzaly3 @liKly (KS Sall-otakSR w2aStl-yR ISaIRSy 1€ ySIIK20K22R
13 RSY 2yailll-iSR ty {S0a2y obn 27 (Kia NSLI2N iKS yiSyallol-a2y 27 (KSAS flyRa 12 ISAIRSya £ RSESE2LIY Sy 1a ly
keeping with local policies, provisions, and guidelines of the Provincial Planning Statement (2024), the City of

Windsor OYcial Plan, and the City of Windsor Zoning By-law 8600. All other building requirements for the
USaIRSya £ RSASE2LIY Syl IS Iy I-002UR1y0S GliK iKS wSaIRSya 1€ SHalii0l otH owSotH) %2yS0
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Figure 5 - Conceptual Site Plan
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Figure 6 — Conceptual Rendering #1
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7 View looking Southwest from Kennedy Drive East at McGregor Blvd
Source: Architecttura — Rendering #1
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Figure 7 — Conceptual Rendering #2
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Source: Architecttura — Rendering #2
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Figure 8 — Conceptual Rendering #3

Source: Architecttura — Rendering #3
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