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EXECUTIVE SUMMARY

This Planning Justification Report ('PJR’) has been prepared to support a site-specific Zoning By-law
Amendment (‘ZBA’) application for the site municipally known as 0 Spitfire Way at the intersection of
Spitfire Way and Lauzon Road (referred to as the ‘Subject Site’). The report has been prepared on behalf of
the applicant, Farhi Holdings Corporation (or ‘applicant’). The requested site-specific Zoning By-law
Amendment would add the following site-specific regulations to its existing Commercial District 2.2 (CD2.2)
zone in the City of Windsor Zoning By-law 8600:

1 A maximum height of 28 m;

1 Notwithstanding Section 15.2.5.15 of Zoning By-law 8600, dwelling units on a ground floor in a
combined use building shall be an additional permitted use; and,

1 A multiple dwelling as an additional permitted use.

This property was a former brownfield site that has since been rehabilitated and has received a record of
site condition (RSC #227723). It exists in the broader context of the Rosewater Estates Subdivision which
has been planned concurrently under separate applications. This planning application intends to support
two (2) six (6)-storey mixed use buildings to the south of the developing subdivision, totaling 122 residential
dwelling units, 180 m? of ground-floor commercial space, and 373 parking spaces. Of the available parking,
184 parking spaces support the two proposed mixed-use buildings, and 181 have been reserved for satellite
parking for the neighbouring residential development at 1530 and 1624 Lauzon Road. Reciprocal parking
and access agreements will be in place for the satellite parking area, with two driveways proposed off of
Spitfire Way.

This report demonstrates that the site-specific zone is suitable, will not negatively impact the surrounding
residential and commercial uses, is consistent with the PPS, conforms to the intent and purpose of the City
of Windsor Official Plan, and represents good planning. As such, it is our professional opinion that it would
be appropriate for the support of City Council.
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1.0 INTRODUCTION
1.1 PURPOSE

Dillon Consulting Limited (Dillon) has been retained by Farhi Holdings Corporation, herein referred to as the
‘Applicant’, to assist in obtaining the necessary planning approvals associated with a proposed mixed use
development located at O Spitfire Way, on the southeast corner of Lauzon Road and Spitfire Way, herein
referred to as the “Subject Site”. The Subject Site is located within the City of Windsor and has been
included through Figure 1-1.

Figure 1-1 — Location Map

Source: County of Essex Online Mapping (2023), Prepared by Dillon Consulting Limited.

The Subject Site is 1.98 ha (4.87 ac) with a frontage of 94.18 m (308.99 ft) onto Lauzon Road. This
development is referred to as Building(s) ‘G’ and ‘H’ within the Rosewater Estates development. The
proposed development includes two (2) six (6) -storey buildings, totalling 122 dwelling units. Shared, these
buildings will introduce approximately 180 sq m (1,900 sq ft) of ground floor commercial to the surrounding
area. The Subject Site is designated as a Mixed Use Corridor on Schedule “D” of the City of Windsor Official
Plan, as shown in Figure 1-2.
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Figure 1-2 — City of Windsor Existing Official Plan Designation
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Source: City of Windsor Official Plan, Schedule “D” Land Use, Prepared by Dillon Consulting Limited.
The Subject Site is zoned Commercial District 2.2 in Zoning By-law 8600, illustrated by Figure 1-3.

Figure 1-3 — Existing City of in Windsor Zoning By-law Designations
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The Applicant is requesting that Council approve a minor Zoning By-law Amendment to the City of Windsor
Zoning By-law 8600 to permit the proposed mixed use. This will require a site specific Zoning By-law
Amendment to the Commercial District 2.2 (CD2.2) zone to include a maximum height of 28.0 m dwelling
units on a ground floor in a combined use building, and a multiple dwelling as permitted uses. Following
approval of the Zoning By-law Amendment, Site Plan Control Approval will be required to facilitate the
proposed development. That application will be submitted under separate cover at the appropriate time.

1.2 DESCRIPTION OF SITE

The Subject Site is located at 0 Spitfire Way. It is located on the southeast corner of Lauzon Road and
Spitfire Way, north of the VIA Rail Line (refer to Figure 1-1 — Location Map).

These lands are legally described as:
1 Plan 12M678; Block 43

The total area of the Subject Site is approximately 1.98 ha (4.87 ac) with a frontage of 94.18 m (308.99 ft)
on Lauzon Road. The Subject Site is currently vacant.

1.3 PROPOSED DEVELOPMENT

The proposed development will include two (2) six (6)-storey combined use buildings, herein referred to as
Building G and Building H. Buildings G and H each feature 61 dwelling units, totaling 122 dwelling units
proposed on the Subject Site. Buildings G and H offer 90 m? of ground floor commercial space, each fronting
on Spitfire Way. This totals 180 m? of commercial space on the Subject Site. These development details
have been illustrated on the Conceptual Development Plan prepared by Baird AE (Refer to Figure 1-4).

1.3.1 Vehicular Transportation and Access

The development features two driveways off of Spitfire Way, with no vehicular access proposed from
Lauzon Road. These access points are located by each building entrance, and lead to building-specific
parking areas. Building G’s parking area is located to the west of the site and features 96 parking spaces.
Building H’s parking area is located to the east of the site, also with 96 parking spaces. Forty of the parking
spaces adjacent to VIA Rail Line are covered through an enclosed berm parking garage. A satellite parking
area is proposed central to the site to support an adjacent development located at 1530 and 1624 Lauzon
Road (known as Buildings E and F). The satellite parking area features 181 spaces and is separated from the
surrounding parking area through access card entry points. Reciprocal access and parking agreements will
be in place to support the satellite use of the parking area. Parking details have been summarized in Table
1-1.

Table 1-1 - Proposed Development Parking Details

TYPE PARKING TYPE QUANTITY RATIO

Building G Residential Surface Parking

Building G Residential ~ Cnclosed Berm Parking 20 15
Garage

Building G Commercial Surface Parking 4 22.5m? per space
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TYPE PARKING TYPE QUANTITY RATIO

Building H Residential Surface Parking

Building H Residential | Cnclosed Berm Parking 20 15
Garage

Building H Commercial Surface Parking 4 22.5m? per space

Total Parking . Surface and Enclosed

(Buildings G and H) HMECLIEHS Parking 192

Satellite Parking : . .

(Building E) Residential Surface Parking 89 1.5

Satellite Parking : . .

(Building F) Residential Surface Parking 92 15

Total Satellite

Parking Residential Surface Parking 181 1.5

(Buildings E and F)

Total Parking* Mixed Use Surfgce e [EngloeEe 373

Parking

1.3.2 Pedestrian Transportation and Access

Additions to the existing active transportation network are proposed. These intend to connect Buildings G
and H to the multi-use path to the north on Spitfire Way, and the sidewalk to the west on Lauzon Road. The
area surrounding the Subject Site has been identified as an area of moderate active transportation potential
in the Active Transportation Master Plan (City of Windsor, 2019). There are improvements planned for the
existing sidewalk, as described in both the Active Transportation Master Plan, which will increase the sites’
accessibility and functionality for future residents.

1.3.3 Policy Context

As demonstrated in Section 3.0 of this report, the intensiUcation of these lands for residential and
commercial uses is in keeping with pertinent local policies, provisions and guidelines of the Provincial
Planning Statement, City of Windsor O¥Ycial Plan, and the City of Windsor Zoning By-law 8600.
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Figure 1-4 - Lauzon Road and Spitfire Way Conceptual Development Plan
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2.0 EXISTING LAND USE
2.1 SUBJECT SITE

The physical attributes of the Subject Site are as follows:

i Atotal site area of 1.98 hectares (4.87 acres);
1 lrregular shape with frontage on Spitfire Way and Lauzon Road;

1 Vacant lands;

1 Environmental hazards addressed as per Record of Site Condition (RSC) #227723; and
9 Access to municipal services.

2.2 SURROUNDING LAND USE

The surrounding land uses are as shown in Figure 2-1 — Surrounding Land Uses and are described as follows:

North
1 Existing Uses: Single detached dwellings and multiple dwelling residential;

i Official Plan Designation(s): Residential, Industrial, Mixed Use Corridor; and

1 Zone(s): Residential District 3.1 (RD3.1), Residential District 1.1 (RD1.1), Commercial District 2.2
(CD2.2), Manufacturing District 1.2 (H) (HMD1.2), Green District 1.5 (GD1.5).

East
i Existing Uses: WFCU Centre, and Little River Corridor;

i Official Plan Designation(s): Major Institutional, Industrial, Open Space; and

i Zone(s): Institutional District 1.1 (ID1.1), Manufacturing District 1.2 (H) (HMD1.2), Institutional
District 1.1 (ID1.1), Green District 1.1 (GD1.1).

South
1 Existing Uses: CN Rail, Grocery Store, Restaurants, and Retail Stores;

i Official Plan Designation(s): Mixed Use Centre, Mixed Use Corridor, Residential; and

1 Zone(s): Manufacturing District 1.6 (MD1.6), Commercial District 3.3 [(CD3.3) (S5.20(1)424)],
Manufacturing District 1.2 (MD1.2), Residential District 2.4 (RD2.4).

West
i Existing Uses: Zap Zone Fun Center, CN Rail, Tecumseh Mall;

i Official Plan Designation(s): Industrial, Mixed Use Centre, Business Park; and

1 Zones(s): Manufacturing District 1.2 (MD1.2), Manufacturing District 1.4 (MD1.4), Residential District
1.1 (RD1.1).
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Figure 2-1 — Surrounding Land Uses
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Source: County of Essex Online Mapping (2023), Prepared by Dillon Consulting Limited.
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University of Windsor and St. Clair College.
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3.0 PLANNING EVALUATION

To determine the feasibility and appropriateness of the proposed development, a comprehensive
evaluation of the potential planning issues and impacts has been undertaken. The scope and level of detail
of the planning evaluation has been based on:

9 Provincial Planning Statement 2024;

1 City of Windsor Official Plan policies and criteria;

1 City of Windsor Zoning By-Law 8600 regulations; and
1 Visual inspections of the site and surrounding lands.

Recognizing that overlaps exist between the various policies and criteria in the Official Plan, the approach
used attempts to consolidate the relevant policies and criteria and identify and evaluate the potential
planning and land use related issues associated with the proposed mixed use development.

3.1 PROVINCIAL PLANNING STATEMENT

The Provincial Planning Statement provides direction on matters of provincial interest related to land use
planning and development providing for appropriate development while protecting resources of provincial
interest, public health and safety, and the quality of the natural and built environments. The PPS was
updated on October 20, 2024. All decisions affecting planning matters shall be consistent with the updated
Provincial Planning Statement.

The proposed uses must be “consistent with” the Provincial Planning Statement and as a broad and general
document, the Applicant must, through analysis of the policies, determine how the proposed use is
appropriate and advances the Province’s interests. There are several sections of the PPS that apply to the
proposed mixed use development.

Our analysis suggests that the following policies of the Provincial Planning Statement are supportive of the
Zoning By-law Amendment application:

Policy 2.1.3, relating to land availability;

Policy 2.1.4, relating to housing;

Policy 2.2.1, relating to the appropriate range and mix of housing options;
126108 Hooom IISEl-ay3 (2 &SGESY Syl NSI-4T

126108 HoooH? ISEl-ay3 (2 fl-yR daS LI-gSiyaT

Policy 2.8.1.1, relating to economic development;

Policy 2.9.1, relating to energy conservation, air quality and climate change.
Policy 3.1.2, relating to infrastructure;

Policy 3.1.4, relating to cost-effective development;
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Policy 3.2.1, relating to transportation systems;

Policy 3.2.3, relating to transportation connectivity;

Policy 3.3.3, relating to transportation and infrastructure corridors;

Policy 3.6.1, relating to sewage, water, and stormwater;

Policy 3.9.1, relating to public spaces, recreation, parks, trails and open space; and
Policy 5.1.1, relating to health and safety.

These policies will be referenced throughout the remainder of this report. Our analysis concludes that the
proposed development is consistent with the above policies of the Provincial Planning Statement.

3.2 CITY OF WINDSOR OFFICIAL PLAN

The City of Windsor Official Plan sets general directions for the future pattern of development envisioned
for the municipality during the planning period. The Official Plan includes general development policies
within the Primary Plan — Chapter 6, Section 6.5.2 with respect to new development designated as a Mixed
Use Corridor. Development along a Mixed Use Corridors is intended to:

1 be for vehicle oriented Mixed Use uses;
1 accommodate higher density/intensity development; and

1 maintain a broad mix of land uses that support investment in transit and the achievement of
complete communities.

The Mixed-Use Corridor land use designation does not typically permit building height above four (4)-
storeys, however, may be permitted at the discretion of Council and established through a site-specific
Zoning By-law Amendment (OP, 6.5.3.3). Our analysis suggests that the following policies found in the
Official Plan are supportive of the site-specific Zoning By-law Amendment application:

{S0s2y oML IISfl-oy3 {i2 N2G(K 1yR SY OISy fl-yR dz&ST
{8002y otrtMHI lStl-ay3 {i2 ySIIKO20IK22R K2d:aly3 GHNS(eT
{5052y ototHl liStl-ay3 2 Giolil-yi SO2y2Y 8T

{S0a2y moHomHI lStl-ay3 {2 1-0a0S fiFSAlREST

{S0a2y mintMpl NStl-ay3 {2 1-3ly3 hy Lt1-0ST

{S0a2y mintodnt NStl-oy3 (i2 K2dzalyd YIET

{S0a2y mirtron NStl-oy3 (i2 4SyaS 2F 02 Y dryigr

{S0a2y ciniMol liStl-oy3 (2 alESR 145 /2MiR21 (8LISE 2F RSASE2LIY Syt LI-gSliyT
{S0a2y ciptol liStl-ey3 (2 alESR 145 /20R21T
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{S0a2y ToMmol liStl-ay3 (2 02 Y Y dylie (il-yaL2uil-e2yT
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AAAAA

{S0a2y ToHoHIHPI USEl-ay3 (2 dll-yal ddzlli2iadS RS&ITYT
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{S0s2y TootHto! lStl-ay3 {2 yS& RSASt2LIY Syt

Section 8.3, relating to designing for people;

Section 8.4.1.1, relating to integrated pedestrian access;

Section 8.7.1.2, relating to complementary design;

{S0a2y yiToHiM liStl-ay3 {2 yS& RSOSE2LIY Syt

{S0a2y ytToniol liStl-ay3 2 hyUtt RSASE2LIY Syt

{S0a2y yomvironda IIStl-ay3 (2 Lia I 30USSyty3 27 LITy3 {2047 1b5
{S0a2y il IIStl-ay3 ii2 {iiS tfl-y /2yl

These policies will be referenced throughout the remainder of this report.

3.3 CITY OF WINDSOR ZONING BY-LAW 8600

The City of Windsor Zoning By-law 8600 provides specific standards and regulations for all developments
within the City. The Zoning By-law implements the policies of the City of Windsor Official Plan by regulating
built form and land uses throughout the Municipality.

The Subject Site is currently zoned Commercial District 2.2 (CD2.2) (refer to Figure 4.0 - Existing City of
Windsor Zoning By-law 8600 Designations). The CD2.2 Zone permits the proposed residential and
commercial uses; however, a Zoning By-law Amendment will be required to facilitate the following site-
specific reliefs:

1 A maximum height of 28 m;

1 Notwithstanding Section 15.2.5.15 of Zoning By-law 8600, dwelling units on a ground floor in a
combined use building shall be an additional permitted use;

1 A multiple dwelling as an additional permitted use; and
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1 Apublic parking area as a permitted use.

All other building requirements for the proposed development will be in accordance with the Commercial
District 2.2 (CD2.2) Zone.

3.4 CITY OF WINDSOR BROWNFIELD REDEVELOPMENT
COMMUNITY IMPROVEMENT PLAN

In addition to regulations and policies outlined in the City of Windsor Official Plan and Zoning By-law 8600,
the City of Windsor has implemented a Community Improvement Plan (CIP) to facilitate incentives for
Brownfield Redevelopment. The purpose of the Brownfield Redevelopment CIP is to outline a framework of
general actions and incentive programs to promote brownfield redevelopment in the City of Windsor.

The Subject Site held a former manufacturing plant for Lear Corporation for the construction of automotive
parts. The former plant closed in 2007 and was demolished in 2009. The proposal intends to redevelop the
Subject Site from a brownfield to a mix of residential and commercial uses.

3.5 PLANNING ANALYSIS AND CONSIDERATIONS

Municipalities in Ontario are required under Section 3 of the Planning Act to ensure that planning matters
and decisions are consistent with the Provincial Planning Statement (PPS). The Provincial Planning
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 Provincial Planning Statement,
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 promoting cost effective development
patterns to minimize land consumption and servicing costs (PPS, 2.3.2; PPS, 2.1.4; PPS, 5.1.1; PPS, 3.1.4)).

The proposed mixed use development will support the future growth of the community and provide a
greater diversity of built form in the area. The proposed development is compatible with the surrounding
land uses and provides an opportunity for the use of underutilized lands, within an already built-up area, in
a manner that is supportive of good land use principles. The development is in keeping with Provincial
Planning Statement and Official Plan policies which support residential densification that integrates
compatible land uses within settlement areas (OP, 3.2; OP, 4.2.3.4).

3.5.1 Location

The Subject Site is located along the east side of Lauzon Road and on the south side of Spitfire Way (refer to
Figure 1.0 - Location Map). According to the PPS, settlement areas should be the focus of growth and
development and that their regeneration shall be promoted (PPS, 2.3.1). Settlement areas are directed to
be developed based on a range of land uses with opportunities for intensification and redevelopment.
Intensification and redevelopment are supported by transit-supportive developments which accommodate
a significant supply and range of housing options and should be considered where the availability of
infrastructure and public service facilities exist or are planned to accommodate projected needs (PPS,
2.3.1). The site is conveniently accessible via frequent public transit services, as highlighted in Section 2.3 of
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this report. This allows future residents to access a variety of commercial and retail opportunities, as well as
to public facilities with reduced reliance on private automobiles.

The location of the proposed development is appropriate based on the locational criteria and desired street
presence for residential and mixed use development as outlined in the Official Plan. The proposed
development will be located where there is access to a Class Il Arterial Road (Lauzon Road) (OP, 6.3.2.4; OP,
6.5.3.3), will have access to full municipal services, will be located where public transportation service is
available, and will have a development pattern that is compatible with a mix of uses (PPS, 2.1.4; PPS, 3.1.4;
OP, 6.3.2.4; OP, 6.9.2.3). Several community services and open spaces are readily available including the
WEFCU Center, Riverside Skating Club, and Little River Park.

3.5.1.1 Density

The proposed development provides an opportunity to supply a range and mix of housing options as well
density to the area to meet the projected requirements of current and future residents (PPS, 2.1.4). The
introduction of High-Density development may encourage residents of the area to remain in their
neighbourhood as they age given the mix of housing available. This may boost the long-term health and
livability of the surrounding area by adapting to the changing needs of residents (OP, 4.2.1.5; OP, 4.2.4.1).

3.5.2 Land Use

The Subject Site is located on lands designated as Mixed Use Corridor.

3.5.2.1 Previous Planning Applications

In November 2019, Council approved an Official Plan Amendment and Zoning By-law Amendment (OPA No.
123 [OPA/5773] & Z-004/19 [ZNG/5772]) for a collection of properties including and adjacent to the Subject
Site, located south of McHugh Street and north of the VIA Rail Line. These properties were formerly
Industrial, with a proposed land use change to allow development including a plan of subdivision, and an
additional 2 blocks for multiple unit dwellings adjacent to McHugh Street at Darfield Road. As referenced in
the City’s report, the proposal was supported, and the Official Plan was amended to allow for residential
and commercial development for roughly 24.73 ha (61.11 ac).

As a part of the Rosewater Estates subdivision, 1530 and 1624 Lauzon Road were subject to a
supplementary planning application to sever the two properties. A minor variance was triggered from the
application to address the front yard depth and lot area deficiencies that would result from the severance
(A-058-23 and B-039-23). These applications were approved in August 2023.These two properties are
planned to share a reciprocal parking and access agreement with the Subject Site, provided through the
satellite parking area described through Section 1.3 of this report.

3.5.2.2 Brownfield Redevelopment

As the Subject Site had previous Industrial uses, the site, including surrounding sites, were subject to
contamination. The applicant sought and received a record of site condition (RSC #227723) through site
remediation to ensure it was suitable for the proposed residential use. The City of Windsor introduced a
Brownfield Redevelopment and Community Improvement Plan (CIP), citing economic, environmental, and
social benefits including but not limited to the following:
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Improvements in environmental quality (soil, air and ground water);
Improvements to human health;

Protection of groundwater resources, wetlands and wildlife habitats;

=A =/ =2 =4

Utilization of existing sewer, water and road infrastructure, resulting in the reduction of urban
sprawl and its associated costs;

1 Economic growth, including the retention and creation of local jobs;
1 Increased property tax revenues;
1 Revitalization of neighbourhoods and employment areas; and,

1 Increased affordable housing opportunities.

The proposed development strives to take advantage of the locational benefits, while creating a healthy and
sustainable natural environment for the Windsor-Essex community through promoting efficient
development and land use patterns and avoiding development and land use patterns which may cause
environmental or public health and safety concerns (OP, 5.1.1; PPS, 2.3.2; PPS, 5.1.1). Additionally, it serves
as an investment within Windsor by mitigating urban sprawl, promoting economic growth, and increasing
housing options in an area with sufficient commercial, servicing, and interest for lands which were
previously underutilized.

3.5.2.3 Site Compatibility

Permitted uses in the Mixed Use Corridor designation include retail, wholesale store, and service oriented
uses, office uses, and residential units of up to four (4)-storeys in height (OP, 6.5.3.1; OP, 6.5.3.3). Given the
height of the proposed development, a site-specific Zoning By-law Amendment will be required as outlined
in the Official Plan (6.5.3.3) to establish permissions for taller buildings.

Through RSC #227723, the development is compatible with the Subject Site’s environmental functions and
features (OP, 5.1.4). The surrounding land uses are compatible with the proposed land use and do not
present any potential adverse effects from odour, noise and other contaminants, as further demonstrated
in the Noise and Vibration Study that is currently underway (PPS, 1.2.6.1.). The results of the Noise and
Vibration Assessment confirmed that the transportation noise impacts on the proposed development can
be sufficiently controlled through building materials. In terms of stationary noise and vibration, the ongoing
assessment will determine the mitigation measures deemed necessary to meet the applicable MECP
criterion.

3.5.2.4 Building Height

The applicant is seeking a site-specific relief to permit a maximum height of 28 m on the subject site. The
height is appropriate to buffer the single-detached dwelling neighbourhood from the existing VIA Rail Line
and is compatible with the massing of other developments within the subdivision including 3565 McHugh
Street, 1530 Lauzon Road and 1624 Lauzon Road.
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3.5.2.5 Multiple Dwellings

Additional relief is being sought for flexibility with the residential use in the site. Namely, the applicant is
seeking:

1 Notwithstanding Section 15.2.5.15 of Zoning By-law 8600, dwelling units on a ground floor in a
combined use building shall be an additional permitted use; and,
1 A multiple dwelling as an additional permitted use.

Additional relief is being sought to permit a multiple dwelling as a permitted use to provide flexibility with
market demand in the event that commercial interest does not materialize. There is extensive commercial
activity to the south, with Tecumseh Mall and additional commercial plazas. It is uncertain if there is a
demand to extend commercial uses northeast towards the WFCU Centre. However, feedback from
residents, gathered during the Public Information Centre, indicated an interest in commercial uses on the
site (refer to Section 3.6.1). The applicant is prepared to develop the subject site to accommodate
commercial uses in conjunction with the proposed residential uses.

3.5.3 Surrounding Area

The Subject Site is situated on underutilized parcels of land, surrounded by abundant amenities,
entertainment venues, commercial centres, and educational institutions. This location is ideal for
introducing alternative, higher density housing options. Encouraging developments that promote increased
housing density will lead to more efficient use of land, resources, infrastructure, and public services, while
also supporting the use of active transportation and transit (PPS, 2.2.1 (d)).

The proposed development is near a number of recreational amenities. The Little River Corridor is a
Regional Park (OP Vol II, Schedule ER1-3) within 600 m of the Subject Site and is approximately 84.80 ha
(209.56 ac). The Ganatchio Trail and Little River Extension runs through the corridor, connecting the Subject
Site to Riverside Drive and the Detroit River. These multi-use trails and pedestrian networks are designed to
encourage an active lifestyle for future residents, enhance community health, and strengthen
neighbourhood connectivity (OP, 4.2.1.2; OP, 8.4.1.1). Little River Park and McHugh Park are also within 900
m of the Subject Site, with 4.28 ha (10.59 ac) of open space and a public playground, and four (4) public
soccer fields. These thoughtfully designed amenities support higher density development, promoting
healthy and active communities. They enable the Subject Site to leverage existing infrastructure to
accommodate new, higher-density projects effectively (PPS, 3.9.1; OP, 7.3.1).

The WFCU centre, a major institution and multi-purpose entertainment complex, is located within 400m of
the Subject Site. The facility features a range of programming for all ages through the community centre,
community arenas, and a partnership with Life After Fifty. These inclusive community entertainment
options provide an opportunity for the proposed development to facilitate aging in place (OP, 4.2.1.5),
while enabling residents to engage in programs that cater to a wide array of interests.

Located within 200 m of the Subject Site is Tecumseh Mall and the surrounding commercial plazas. As a
Regional Commercial Centre (OP, Schedule J) these amenities complement higher-density development and
would mutually enhance quality of life and long-term economic prosperity, supporting the intensification
goals of the proposed development (OP, 8.7.1.2; PPS, 2.8.1.1).
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3.5.4 Housing

The PPS speaks to providing an appropriate range and mix of housing types and densities required to meet
the projected needs of current and future residents within the regional market (PPS, 2.1.4). The proposed
mixed use development, which will include 122 dwelling units, will continue to diversify the housing stock of
the Riverside area. The proposed residential development will add to the existing medium density
residential landscape along Lauzon Road and McHugh Street (OP, 7.2.2.25(a)) and will introduce additional
attainable housing units for the surrounding neighbourhood. Encouraging a range and mix of housing types
will provide residents with an opportunity to live in their neighbourhoods through the various stages of
their lives (OP, 3.2.1.2; PPS, 2.2.1).

3.5.5 Transportation System

The proposed development is strategically situation on Lauzon Road, a Class Il Arterial Road, near Lauzon
Parkway and Tecumseh Road East. Medium and high-density residential developments are encouraged to
be located along Collector or Arterial roads throughout the City (OP, 6.9.2.3; OP, 7.2.6.18 (c)), making this
location ideal for a Mixed Use Corridor development (OP, 6.5.3.6).

According to the PPS, prioritizing intensification is essential to fostering \transit-supportive development
(PPS, 2.2.1 (d)). This can be achieved through the proposed development as it utilizes a compact land use
pattern, which may have the impact of reducing reliance on vehicle trips, encouraging active transportation
and the use of public transit (OP, 7.2.1.5). This can create a symbiotic relationship between intensification,
transit, and active transportation and outcomes for improved community health (OP, 7.2.1.2; OP, 4.2.1.2;
OP, 3.3.2; OP, 7.2.6.18). ¢KS Ydzfa Y 2RI (ll-yaLIRlil-o2y 2la2ya @iff 1442 LI2AIRS 02yySO0adiie glikly iKS
neighbourhood (PPS, 3.2.3; OP, 8.4.1.1). The proposed development is keeping with the City’s desire to

AAAAAA

7.2.2.5).

3.5.5.1 Parking

A total of 373 parking spaces have been provided on site, as detailed in Section 1.3 of this report. These
spaces intend to support the mix of uses at Building G, Building H, and provide overflow parking options as
recommended by the Transportation Impact Study Addendum prepared December 2023 (Refer to Section
3.6.4). In total, 184 parking spaces service buildings G and H, offering a parking ratio of 1.5 parking spaces
per residential dwelling. This exceeds the required minimum of 1.25 parking spaces for combined use
building dwellings through City of Windsor Zoning By-law 8600. Eight (8) accessible parking spaces and two
(2) loading spaces have been provided for these sites in accordance with the current Zoning By-law
provisions. Eight (8) commercial parking spaces have been provided at a ratio of one parking space per 22.5
mZ. The satellite parking area holds 181 parking spaces and intend to service Buildings E and F support the
adjacent development with a ratio of 1.5 spaces per unit.

3.5.6 Infrastructure

The proposed development aims to efficiently use and optimize the existing municipal sewage and water
services, ensuring compliance with all regulatory requirements and safeguard human health and the natural
environment (PPS, 3.6.1 (a) (b); OP, 7.3.1.1). As demonstrated in the Functional Servicing Report prepared
by Dillon Consulting Limited (under separate cover), the proposed residential, infill development will take
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advantage of existing servicing connections and will not require an extension of municipally owned or
operated infrastructure (PPS, 3.1.2; OP, 7.3.3.1; OP, 7.3.2.3).

3.5.7 Urban Design

The Official Plan includes policies directed towards supporting the projected growth of the City through
efficient land use management strategies that promote a good pattern of development (OP, 3.2). The
proposed development represents a compact pattern of development that will provide additional housing
stock to the area to meet the projected needs over the long term. Within settlement areas, sufficient land
to accommodate the projected needs is to be made available through intensification and redevelopment
(PPS, 2.1.3).

The Official Plan defines a neighbourhood development pattern as a neighbourhood which exhibits a
characteristic lotting and/or development profile (OP, 6.2.1.3). The proposed mixed use development aligns
well with the surrounding land uses in the area and aims to make a positive contribution to the
neighbourhood by offering an additional housing option (PPS, 2.1.4). It will be designed to promote high-
quality, cohesive, compact urban design, fostering an attractive, safe, and pedestrian-friendly community
(OP, 6.9.2.5 (b)). The development seeks to establish a harmonious design relationship between the existing
low density development and the proposed higher density development by utilizing urban design styles that
complement the neighbourhood’s existing character (OP, 6.9.2.5 (j) and 8.7.1.2). Massing, architectural
proportion, amenity spaces, and exterior building appearance will be further refined through the Site Plan
Control process to ensure this cohesive design is achieved (OP, 6.9.2.5 (b); OP, 8.7.2.3).

The design of the proposed development will incorporate pedestrian connections on Spitfire Way and
Lauzon Road with active transportation facilities and public transit services, preserve existing natural
features and functions, and promote attractive streetscapes that prioritize pedestrian scale amenities (OP,
6.9.2.5(g);8.7.2.1 (b, c, d)).

The proposed development considers elements of design such as site circulation, landscaping elements, and
architectural elements to enhance the pedestrian scale and provide user comfort (OP, 6.9.2.5 (d); OP,
8.3.1.1; OP, 8.3.1.2). Surface parking areas are positioned at the rear of each proposed building, with no
mid-block vehicular access driveways planned from Lauzon Road, helping to enhance pedestrian circulation.
Barrier-free, convenient, and direct pedestrian routes are available within the Subject Site that connect to
existing pedestrian networks (OP, 8.4.1.1). Partial screening of the surface parking lot may be implemented
to maintain an attractive streetscape, as determined through the Site Plan Control process (OP, 8.11.2.19).

3.5.8 Site Plan Control

The proposed development will require Site Plan Control Approval (OP, 6.5.3.9). The application for this
approval will be submitted after the Zoning By-law Amendment is approved (OP, 11.7). Design guidelines
will be adhered to and thoroughly reviewed throughout the Site Plan Control process.

3.5.9 Energy Conservation, Air Quality and Climate Change

The development benefits from its proximity to a variety of amenities within walking distance. Sidewalks
along Lauzon Road and Spitfire Way, as well as access to the Ganatchio Trail, will enable residents' to easily
reach neighboring communities and amenities. Combined with the access to public transit, this can lead to
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reduces vehicular usage, and ultimately lower greenhouse gas emissions (PPS, 2.9.1 (e)). The proposed
development promotes energy conservation and efficiency by adopting a compact form, encouraging multi-
modal transportation options, and prioritizing energy-efficient design and orientation (PPS, 2.9.1 (a, c, d)).

3.6 BACKGROUND STUDIES

As identified through the Pre-Submission response from the City of Windsor, a number of supporting
background studies were identified as required for the Official Plan Amendment and Zoning By-law
Amendment. Key findings of the required studies are summarized in the following sections.

3.6.1 Public Information Centre

In addition to the requirements of the Planning Act, a joint Public Information Centre (PIC) was organized on
behalf of the applicant, Farhi Holdings Corporation and held on September 8th, 2023, from 6:00pm to 8:00
pm at the Windsor Family Credit Union (WFCU) Centre. The PIC was held for both the proposed
development, as well as the Rosewater Estates development proposed at the intersection of McHugh Street
and Darfield Road (3656 McHugh St). It invited landowners and residents within 120 m of the proposed
development to review conceptual plans, provide initial comments, and obtain stakeholder input on the
planning and design process.

The PIC was conducted in a drop-in format, with presentation boards displaying the Conceptual
Development Plan, Site Renderings, Zoning and Official Plan designations, and floor plan. The comments
received by the public have impacted the current direction of this proposed development by introducing
commercial on the ground floor. The Engagement Summary has been provided in Appendix A.

3.6.2 Functional Servicing Report

A Functional Servicing Report, dated July 2025, has been completed by Dillon Consulting Limited and
provided under separate cover. This report outlines the preliminary grading, stormwater management,
sanitary, water, hydro, gas and communication relating to the Subject Site. The report confirms the
availability of the adjacent services.

3.6.3 Noise and Vibration Study

A Noise and Vibration study is currently underway by Dillon Consulting Limited and will be submitted during
the Site Plan Control Approval process for Buildings G and H.

3.6.4 Transportation Impact Studies and Addendums

A Transportation Impact Study was completed by Dillon Consulting Limited, dated August 2021, to support
the overall Rosewater Estates Draft Plan of Subdivision. An addendum was prepared in December 2023 to
review the number of vehicles that would be generated by the adjacent Buildings E and F, located at 1530
and 1624 Lauzon Road, and to provide a commentary on parking. As noted in the addendum, the Subject
Site would be a suitable location for additional/satellite parking for Buildings “E” and “F”. Refer to Table 1-1
of this report for the specific parking ratios.
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An updated Transportation Impact Study was prepared by Dillon Consulting Limited for Buildings G and H,
dated July 2025, and is provided under separate cover. As indicated in the report, the proposed
development is anticipated to generate 128 vehicle trips (58 inbound, 70 outbound) during the AM peak
hour, 96 vehicle trips (54 inbound, 42 outbound) during the PM peak hour, 111 vehicle trips (56 inbound, 55
outbound) during the Saturday peak hour, and 116 (63 inbound, 53 outbound) during the Sunday peak
hour. The Lauzon Road and Spitfire Way intersection is expected to continue to operate at a good overall
level of service (LOS A-B) during all peak hours, with no critical movements, or queuing concerns.

The study also concluded that the northbound stop-controlled movements at both proposed site accesses
along Spitfire Way are expected to operate well (LOS A-B) during the weekday and Sunday peak hours.
During the Saturday peak hour, the northbound approach is projected to operate reasonably at LOS C.
Minimal delays and queues are expected for both site accesses.
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4.0 CONCLUSIONS
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development is consistent with the intent of the Provincial Planning Statement and the City of Windsor’s
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IS@IRSya I development will make efficient use of existing services and provide an alternative form of

housing to the area. It will also create opportunities for an aging population to remain in their community
within an area envisioned to accommodate a mix of compatible uses. Based on an extensive review of the

technical planning and policy related issues, the proposed mixed use development is appropriate for the
site and consistent with good planning principles.

The Subject Site is currently zoned as Commercial District 2.2 (CD2.2) in the City of Windsor Zoning By-law
8600. The current CD2.2 zone does not permit the development as proposed. As such, the applicant is
seeking a site-specific Zoning By-law Amendment to allow a site-specific Commercial District 2.2 (CD2.2)
zone where:

1 The maximum height permitted is increased from 14 m to 28 m;

1 Notwithstanding Section 15.2.5.15 of Zoning By-law 8600, dwelling units on a ground floor in a
combined use building shall be an additional permitted use;

1 A multiple dwelling shall be an additional permitted use; and

1 Apublic parking area as an additional permitted use.

25 11502Y Y SyR (K1 iKS 42yty3 . enfl-g 1Y SyRY Syl LI01-o2y -4 426 Y1GSRI 63 FLILI2ASR 121 iKS
following reasons:
1. The proposed use is consistent with the Provincial Planning Statement for reasons outlined in Section
3.1;
2. CKS LIN2L2aSR %2yly3 . &nfl-g 1Y SyRY Syl SaLIS0E UKS fl-yR @3S 02 Y Lil-aoifiie 1yR &S adiil-oliie
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vehicle trips;
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The proposed mixed-use development supports public transportation as it is located along an existing
transit route;

of land uses evident in the surrounding area; and,
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Amendment.
st

Amy Farkas, MCIP RPP
Associate
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The Public Information Centre

A Public Information Centre (PIC) was held on September 28, 2023 on behalf of our client Farhi Holdings
Corporation, by Dillon Consulting Limited in support of two planning applications for proposed multiple
dwelling residential developments located within the Riverside Planning Area in the City of Windsor,
Ontario. The proposed multiple dwelling residential developments include two (2) multiple dwelling
buildings with 120 dwelling units each. This totals 240 proposed dwelling units on the subject sites (refer
to Appendix A: Notice of PIC).

¢KS LIRLAESRY dib L dyli ISaIRSyalf RSASE2LY Syl aliSTSN {2 Appendix B: Conceptual Development
Plans) include the following:

§  Building ‘G’ ¢ [I-dE2y w2I-RI-i {LITiNS =18
o hyS omil IE dcindli2iSe Y dis Lt R&Sttly3 oditRyar
0 120 units proposed; and,

0 368 parking spaces provided (181 to be shared with Buildings E and F located on the
adjacent property).

9 Building ‘H’ — 3565 McHugh Street
o hy3 omil 3IE dcindli2iSe Y dis Lt R&Sttly3 odiRyaT
0 120 units proposed; and,
0 180 parking spaces provided.
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Format

The Public Information Centre (PIC) was held in-person at the Windsor Family Credit Union (WFCU
Centre) in the City of Windsor on September 28", 2023 from 6:00pm — 8:00pm. The Public Information
Centre was conducted in a drop-in format, with presentation boards displaying the following
information (refer to Appendix C):

9 Introduction Board;

1 Welcome Board;
9 Figure 1.0 - Location Map;
Figure 2.0 - City of Windsor: OYcial Plan Designations;
1 Figure 3.0 - City of Windsor: Zoning By-law 8600;
Farhi Holdings CORPORATION \\\%
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Figure 4.0 — Conceptual Development Plan — Building ‘G’ - Lauzon at Spitfire Way;
Figure 5.0 — Conceptual Development Plan — Building ‘H’ — 3565 McHugh Street;
Figure 6.0 — Ground Floor Plan; and,

9 Figure 7.0 — Second Floor Plan.

= =4 =4

Resident feedback was obtained in the following ways:

1 Individual discussions — conducted throughout the evening between residents and the
representatives from Dillon Consulting Limited,;

1 Comment forms — collected in-person at the Public Information Centre, with the option for
comments to be mailed or emailed to Dillon Consulting Limited at a later date and accepted up
until 11:59pm on May 3, 2023; and

1 A project specific email address was provided.

Attendance

There were approximately 35 residents in attendance for the PIC on September 28", 2023. While a total
of approximate 35 residents was observed by Dillon Consulting Limited, it is noted that only one (1)
member per household was asked to provide information for sign-in. As such, the total number of
residents reflected on the record of attendance is twenty-one (21).

A copy of the comments received has been included in Appendix D. A copy of the redacted record of
attendance has been included in this summary as Appendix E.
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Comments Recelved

A total of twenty-four (24) comment forms were collected by receipt through the in-person drop-box.
Questions and concerns received during the meeting, through email, and through phone calls have been
noted. Responses to the comments received are provided in this engagement summary.

The following table provides an approximate overview of the content of the comments received, broken

down by category:

Category Response Rates
Youth and Child Engagement 36 %
Health and Wellbeing 9%
Commercial Space 9%
Transportation and Traffic 13%
Density 25%
Other 8%

As indicated by the above table, most comments that were received were about youth and child
engagement, density, transportation and traffic, health and wellbeing, and commercial opportunity.

The table below outlines the frequent topics observed through the comments received and the
development team’s response to each. Land Use planning matters have been considered below. Other
comments not related to land use planning principles have been noted.

COMMENTS RECEIVED

RESPONSES

Amenities for Children and Youth

1. The community needs child
care facilities;

2. There are no public parks
accessible for new families;
and

3. Schools are too far away from
the community.

1 The subject area is within 600m of an existing child care

facility. Prior to the PIC the client has not contemplated a
child care facility within either of the proposed
developments.

Little River Park and McHugh Park are two public parks
within 900 m of the proposed developments, with public
play structures and four (4) soccer fields open for public
use. In addition, the proposed developments and its
surrounding area are within 600m of Little River Corridor,
which is considered to be a Regional Park in the City of
Windsor Official Plan Volume 1.

The surrounding community has access to a range of
educational spaces for various ages, levels, and languages.
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COMMENTS RECEIVED

RESPONSES

This includes the WFCU Centre, Forest Glade Public School,
Riverside Secondary school, Roseville Public School, St.
Joseph’s Catholic Highschool, LA Desmarais Catholic
Elementary School, and Ecole Elémentaire Catholique
Georges-P.-Vanier.

Health and Well-being

4. Can a Medical Office be
included in the development?

5. The development should
include and improve tree
species in the area;

6. Anenvironmentally-friendly
land use would be preferred
on the subject sites; and,

7. Consider senior safe design
practice in the new
developments.

Both of the proposed developments are located within 1200
m of the nearest walk-in clinic. The developer is not aware
of any direct interests for medical offices wishing to locate
on either of the subject sites.

Trees and landscaping will be considered through the Site
Plan Control (SPC) process, which will be initiated following
Zoning By-law Amendment approval.

The subject sites were previously brownfield areas, and
were restored to an appropriate ecological health to
support residential development.

Additional considerations for pedestrian and senior
circulation will be made through the Site Plan Control (SPC)
phase.

Commercial Uses

8. Can aconvenience store or
commercial use be
considered on the subject
site?

Previous plans for the subject sites included commercial
uses for both developments and there are opportunities to
reintroduce commercial uses for the ZBA submission.

Transportation & Traffic

9. Concerns about existing
traffic levels; and,

10. Lack of signage and speed
regulators.

11. No benches are available at
the surrounding bus stops.

1 ATraffic Impact Study was prepared by Dillon Consulting

Limited, and completed with an addendum July 10", 2019
to support the original Draft Plan of Subdivision. A Traffic
Impact Memo was also prepared by Dillon Consulting
Limited for 8565 McHugh Street which concluded that the
original TIS and 2019 addendum can now be considered to
be more conservative due to the notable reduction in the
number of trips that would be generated for a residential
use. The Municipality is responsible for infrastructure
maintenance and improvement, including the addition of
public benches and bus shelters. Requests for municipal
benches can be made to the City of Windsor and Transit
Windsor.
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COMMENTS RECEIVED

RESPONSES

Density

12. Discontent with an increasing
density of the area; and,

13. Concerns for privacy from
being surrounded by multi-
dwelling buildings.

14. Residents were not made
aware of the original draft
plan of subdivision intent
when they invested in their
properties.

f  The OYcial Plan amendment and Zoning By-law

1y SyRy Syl 721l (KS OdziSyl FSaidyT-e2ya 27 (kS HISI (2
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discussion. This decision is currently available for public
viewing through the City of Windsor’s website.

Since then, there has been an increased demand at