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1.0

Executive Summary

This Background Report has been prepared in support of the proposed County Road 42
Secondary Plan that encompasses approximately 400 ha of land south of County Road 42 and the
Windsor International Airport. The lands within the Secondary Plan Area are part of the lands that
the City annexed in 2003 from the Town of Tecumseh in order to accommodate future growth
(Transferred Lands). The Official Plan for the City of Windsor requires the completion of a
Secondary Plan before the City will consider significant development proposals within the
Transferred Lands.
Windsor Regional Hospital has completed a planning process that has determined that a new
Regional scale hospital is required and there is a need to acquire at least 20 ha (50 acres) of land
to accommodate a future Regional hospital. The site selection process undertaken as part of the
hospital planning process has selected lands within the proposed Secondary Plan Area.
As part of this Background Study, a comprehensive land needs assessment has been completed
for the City. That assessment indicates that approximately 134 ha of land will be required for
residential purposes and 143 ha of land will be required for employment uses over the 20 year
period covering 2016 to 2036. The Upper Little River Watershed Master Drainage and Stormwater
Management Plan Environmental Assessment has identified large land areas required to
accommodate future stormwater management infrastructure. In addition, there is a need to set
aside lands to protect natural heritage features and create a greenway system throughout the
proposed Secondary Plan Area.
This Background Report is augmented by the following companion reports in support of the
proposed Secondary Plan:




County Road 42 Secondary Plan Area Servicing Background Investigation Study – Dillion
Consulting, January 2018
Natural Heritage Characterization Report County Road 42 Secondary Plan – Dillon
Consulting, January 2018
Plan Transportation Background Study County Road 42 Secondary - LEA Consulting Ltd.,
January 2018
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These reports are summarized in Section 5 of this Background Report.
Prior to completion of this Background Report and the accompanying County Road 42 Secondary
Plan, considerable public consultation was undertaken. A summary of this process is included in
Section 6 of this Background Report, and the presentation materials are provided in Appendix A.
The proposed Secondary Plan, which accompanies this Background Report provides for the
development of a compact urban community within the Secondary Plan area that will provide
opportunities for people to live, work and play in an attractive and sustainable community. The
Secondary Plan guides development to be at higher densities than have typically been developed
in the City of Windsor in an effort to minimize the consumption of land and make efficient use of
infrastructure.
This Background Report includes a detailed assessment of Provincial policy and the policies of the
City of Windsor Official Plan. This analysis, combined with the companion reports identified
above, demonstrates that the proposed Secondary Plan is consistent with the Provincial Policy
Statement and conforms to the City of Windsor Official Plan. It is our conclusion and professional
opinion that the proposed Secondary Plan represents good planning.
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2.0
2.1

Introduction

Purpose of Background Report

This Background Report has been prepared as a companion document to the County Road 42
Secondary Plan. The purpose of the Secondary Plan is to guide land use planning in the
Secondary Plan Study Area (“Study Area”). The Study Area is bounded by County Road 42 to the
north, 8th Concession Road to the west, County Road 17 to the east, and an area approximately
600 metres south of Baseline Road to the south. The Study Area is shown and discussed in greater
detail under Section 2.4 of this Background Report.
When the site for the new Windsor Regional Hospital was selected at the southeast corner of
County Road 42 and 9th Concession Road, a Secondary Plan was required in accordance with the
policies of the City’s Official Plan. The selected site is designated Agricultural Transition Area on
Schedule A: Planning Districts & Policy Areas, and Future Employment Area and Future Urban
Area on Schedule D: Land Use. In accordance with the policies for these designations,
development in these areas requires the completion of a Secondary Plan.

2.2

History of Planning in the Area

In December, 2002 a Boundary Adjustment Agreement was approved by the Minister of
Municipal Affairs and Housing between the Town of Tecumseh, County of Essex and City of
Windsor (the “City”) for an annexed area at the southeastern end of the City. The boundary
adjustment, effective January 1, 2003, resulted in the City acquiring approximately 2,530 hectares
of land. This area, known as the Transferred Lands is generally bounded by Highway 401 to the
south, 7th Concession Road to the west, the EC Row Expressway to the north and the midpoint of
County Road 17 and 11th Concession Road to the east.
At that time, the City understood that there was a shortage of industrial lands for potential larger
scale manufacturing industries within its current boundaries. Accordingly, the City acquired the
lands to accommodate future growth in light of this potential shortage of employment lands.
Growth in this area has been anticipated and planned for, both prior and subsequent to when the
lands became part of the City. A Master Planning Study for this area was initiated in 2004 which
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was the basis for Official Plan Amendment #60 (OPA 60). OPA 60 was approved by the Ontario
Municipal Board in 2007 and established a planning framework for future development in the
area. Additional subsequent studies were completed or initiated including the Lauzon Parkway
Improvements Class Environmental Assessment to plan for increased traffic and plan a future
transportation system for the area, and the Upper Little River Watershed Master Drainage and
Stormwater Management Plan Environmental Assessment to plan for stormwater management in
the area. The purpose of the proposed County Road 42 Secondary Plan is to establish an
appropriate land use framework so that development may proceed when warranted in light of
the work already completed by the City to plan for growth in this area.
The following is a summary of the aforementioned studies that have been completed to facilitate
future growth in the Transferred Lands.

Sandwich South Master Planning Study and OPA 60
After the Transferred Lands were acquired, the City undertook a Master Planning Study to address
the requirements of the Provincial Policy Statement and to create an updated plan for the these
lands. The initial Master Planning Study began in 2004 but was put on hiatus to allow
consideration of alternative transportation strategies related to Highway 401, Lauzon Road and
the E.C. Row Expressway.
In 2006, the Windsor Annexed Lands Master Planning Study was resumed and completed. To
implement the recommendations of the Master Planning Study and Preferred Land Use Concept,
Official Plan Amendment 60 (“OPA 60”) was adopted by the City in April, 2007. A number of the
policies and proposed designations of OPA 60 were appealed to the Ontario Municipal Board (the
“Board”). The appeals of OPA 60 were settled and the Board approved modified policies and
Schedules. OPA 60 was subsequently incorporated into the City of Windsor Official Plan in 2009.
Schedule D: Land Use, associated with OPA 60 is shown in Figure 1.
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Figure 1: Schedule D - OPA#60 Land Use Plan
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The Study Area is entirely within the Transferred Lands, and was predominately re-designated to
‘Future Urban Area’ in the south and east portions, and ‘Future Employment Area’ in the north
and west portions as part of OPA 60. In addition, two north-south ‘Open Space’ corridors were
designated in the eastern and western halves of the Study Area. An east-west ‘Open Space’
corridor was also designated adjacent to Baseline Road in the southern portion of the Study Area.
Further, two ‘Natural Heritage’ nodes were designated in the middle of the eastern and western
halves of the Study Area.
The purpose of applying the Future Urban Area and Future Employment Area designations to
portions of the Transferred Lands was to identify the need for further detailed study through the
secondary plan process. The areas where these designations were applied were mostly
undeveloped at the time and were designated Agricultural in the Town of Tecumseh Official Plan.
In addition, this approach signaled to landowners and developers that development could not
proceed in advance of more detailed planning. It also recognized that the Master Planning Study
was not intended to define the specific location, size and configuration of individual land use
designations, but was rather intended to determine the overall land area requirements and
general location of various land use categories to accommodate future growth.
As a further means of managing growth in the Transferred Lands, a majority of the area was
designated ‘Agricultural Transition Area’ on Schedule A: Planning Districts and Policy Areas
through OPA 60. The purpose of this designation is to allow for the continuation of existing
agricultural operations as a transitional use until such time as detailed development plans are
submitted and approved.

East Pelton Secondary Plan – Official Plan Amendment 74
The East Pelton Secondary Plan covers an area of approximately 206 ha located directly west of
the Study Area. The East Pelton Secondary Plan was prepared in 2009; however, the planning
process began in 2008 at the initiation of a private developer. In early 2009 the Ontario Realty
Corporation submitted an application to the City to locate a new major institutional use, the
Southwest Detention Centre, within the East Pelton area. The lands containing that facility were
designated Institutional in the East Pelton Secondary Plan.
The City approved the East Pelton Secondary Plan in June 2009 as Official Plan Amendment 74
(“OPA 74”). Following a number of appeals, the East Pelton Secondary Plan was finally approved
by the Board in November 2010. The East Pelton Secondary Plan established a variety of
designations in the southern half of the East Pelton Secondary Plan area including Commercial
Centre, Mixed Use, Private Recreation, Minor Institutional, and Major Institutional where the
detention centre is located. The northern half of the East Pelton Secondary Plan area was
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designated primarily ‘Future Development’ under OPA 74 and was subject to further
amendments to the Official Plan in order to permit development. Subsequently, the City adopted
Official Plan Amendment 94 (“OPA 94”) that designated these Future Development Areas for low
and medium density residential uses. Appeals to OPA 94 were dismissed by the Board in
December 2016 and the amendment came into force and effect.
Figure 2 shows the approved Land Use Schedule EP-2 for the East Pelton Secondary Plan.
Figure 2: East Pelton Secondary Plan
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Lauzon Parkway Improvements Class Environmental Assessment Study
In 2009 the City, the County of Essex and the Ministry of Transportation initiated the Lauzon
Parkway Improvements Class Environmental Assessment Study (the “Lauzon Parkway EA”) to
examine options for future roadways and roadway improvements including:


Lauzon Parkway from E.C. Row Expressway to Essex County Road 42 (CR42);



Lauzon Parkway’s extension from CR42 to Highway 3;



CR42 from Walker Road east to Essex County Road 25 (CR25)/Puce Road;



an East/West Arterial from Walker Road to Essex County Road 17 (CR17)/10th Concession
Road;

As part of this work, consideration of future land uses was required to assess transportation
demand and associated future road capacity.
An Environmental Study Report (“ESR”) documenting the decision making process for the Lauzon
Parkway EA was filed on January 20, 2014 for a 45 day public review period. In March 2014, City
Council directed that an Addendum be undertaken for the ESR. The Addendum re-examined the
East-West Arterial Road component of the project in an attempt to resolve property access
concerns. The Addendum was completed in May 2015.
Figure 3, extracted from the approved Lauzon Parkway ESR (MMM Group, 2014) shows the study
area for the EA and each component of the study. The completed study, now fully approved,
establishes a long-term transportation strategy for this area (generally bound by Provincial
Highway 401 to the south; the Windsor International Airport, CP Rail mainline, and E.C. Row
Expressway to the north; 8th Concession Road to the west; and the Town of Tecumseh to the east)
as well as the adjacent lands. Further planning for the Sandwich South area will rely on this
information to establish transportation needs and impacts on the proposed transportation
system.
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Figure 3: Lauzon Parkway EA Study Area

Windsor International Airport Master Plan
In 2010 the Windsor International Airport (the “Airport”) undertook a Master Plan Study (APS
Aviation Inc. and Dillon Consulting). The resulting Airport Master Plan provides a long-term
development plan for the Airport and other lands adjacent to the Airport. The Airport lands are
owned by the City comprising over 800 hectares of land.
The Airport Master Plan provides a development strategy for expanded Airport facilities, minor
expansions to the runways, upgrades to access points and future use of lands not required for
Airport operations. A significant portion of the lands are proposed for employment use.
Figure 4 shows the Airport Master Plan land use plan from the Master Plan document.
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Figure 4: Airport Master Plan

2.3

Necessity of the Secondary Plan

After a comprehensive site selection process, the Windsor Regional Hospital selected a site for a
new regional hospital on the south side of County Road 42 east of 9th Concession Road (the
“Hospital”). The site for the new Hospital is shown on Figure 5. Additional information regarding
the site selection process can be found on the project website www.windsorhospitals.ca.
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Figure 5: Site of Proposed Windsor Regional Hospital

After the site for the Hospital was selected, a Secondary Plan was required in accordance with the
policies of the City’s Official Plan. The selected site is designated Agricultural Transition Area on
Schedule A: Planning Districts & Policy Areas, and Future Employment Area and Future Urban Area
on Schedule D: Land Use. The specific policies associated with these designations are described in
greater detail under Section 4.2 of this Background Report. However, development on lands with
these designations requires the completion of a Secondary Plan.
According to Section 11.3.2 of the OP, Secondary Plans may be prepared as needed for planning
districts, neighbourhoods, corridors or any other identified area of the city and in particular large
tracts of vacant or underutilized land to ensure the appropriate and orderly use of land, economic
development and the efficient provision of infrastructure.
In light of these considerations, the Study Area had to be determined for the Secondary Plan
which encompassed the selected Hospital site. The process to define the Study Area for the
Secondary Plan is detailed below under Section 2.4.
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2.4

Defining the Study Area

The initial stage in the Secondary Plan process was to determine the Study Area. The Study Area
needed to be large enough to consider the long-range planning, servicing and transportation
implications of development on the City and the surrounding environment.
The Study Area was initially defined by the boundaries of County Road 42 (north), 8th Concession
Road (west), County Road 17 (east) and Baseline Road. However, the main east-west storm water
management corridor to service these lands was located on the south side of Baseline Road.
Accordingly, the Study Area was expanded approximately 300 metres further south of Baseline
Road. Following a meeting of the property owners within that area in June 2017, a larger Study
Area was considered in order to provide for useable development parcels south of Baseline Road.
The larger area extended an additional 600 metres south to the limit of Lot 15, Concessions 8 and
9 (Sandwich). After considering the larger Study Area in relation to the land area requirements to
accommodate growth to the year 2036, it was determined that the expanded Study Area was too
large to be justified in accordance with the Provincial Policy Statement (the “PPS”) (PPS – s.1.1.2)
The Study Area was revised and finalized in August 2017 to an area of approximately 400 ha as
shown in Figure 6. The land area requirements are described further in Section 7 of this
Background Report.
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Figure 6: Study Area

The westerly limit of the Study Area also forms the easterly limit of the East Pelton Secondary Plan
Area, described above. The southerly limit is intended to capture sufficient land to accommodate
the drainage system planned for the area in accordance with the Upper Little River Watershed
Master Drainage and Stormwater Management Plan Environmental Assessment (Stantec, 2017)
(the “Upper Little River EA”) while not fragmenting land holdings to the greatest extent possible.
The Ray Road and Joy Road Residential Area was included in the Study Area in accordance with
Section 1.25.3 of the Official Plan Volume II which requires any Secondary Plans undertaken in this
area to include it in the study area to ensure appropriate integration of existing residential
development with future development with respect to land uses, transportation, servicing and
other planning matters. While the Ray Road and Joy Road Residential Area is included in the Study
Area and contributes toward the total acreage, it is not intended that these lands be redeveloped
as part of the Secondary Plan process. The easterly limit provides for planned development on
either side of the future Lauzon Parkway, easterly to County Road 17. The northerly limit is County
Road 42 abutting the Airport. In total, the area encompasses approximately 400 hectares.
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3.0
3.1

Description and
Surrounding Land Use

Secondary Plan Study Area Lands

The Secondary Plan Study Area is within the Transferred Lands that were formerly a part of the
Town of Tecumseh in the southeastern end of the City, immediately south of the Windsor
International Airport. As previously noted, the Study Area is approximately 400 hectares in size.
The location of the Study Area within the overall City context is shown below in Figure 7.
Figure 7: Location of Secondary Plan Area

Study Area
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9th Concession Road running north-south bisects the eastern and western halves of the Study
Area. County Road 42 is a key east west arterial for the City and provides continuous connection
between the City, the Town of Tecumseh and the Town of Lakeshore.
The Study Area is flat and generally used for agricultural purposes at present. However, there are
areas of vegetation cover and small pockets of woodlots throughout the area, as well as some
rural residential lots, farms, commercial/industrial uses and a place of worship.
Figure 8 below, illustrates the flat composition that largely defines the Study Area.
Figure 8: Southeastern Corner of Study Area (County Road 17 and Baseline Road) looking
northwest

The environmental features within the Study Area include two woodlots and the Little River,
which flows northerly through the easterly portion of the Study Area. There is also a major
municipal drain on the south side of Baseline Road. These features are discussed in greater detail
in Section 4 of this Background Report.
Figure 9: Woodlot adjacent to Little River in Eastern Half of Secondary Plan Area
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3.2

Surrounding Land Uses

The lands immediately surrounding the Study Area feature a diverse range of existing or planned
uses. The areas to the north, west, and southwest of the Study Area contain either existing
development, or are planned to be developed. The lands to the south and east are primarily
undeveloped or have not undergone a planning process for their development. These lands will
continue to be farmed until such time as they are required to accommodate future growth in the
City.
The largest land use in the immediate vicinity of the Study Area is the Airport to the north. In
2010, an Airport Master Plan was established for these lands. A large portion of the Airport lands
abutting County Road 42 are designated Future Employment Area in the Official Plan, and are
shown as Employment Lands on the Airport Master Plan Land Use Plan. At present, the lands
around the Airport remain vacant. However, there is an 8 ha (20 acre) solar farm leased by
Samsung on the Airport lands.
Figure 10: Airport Lands

The lands immediately to the west of the Study Area and south of the Airport are characterized by
a mix of commercial and light industrial uses between County Road 42 and Baseline Road. These
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uses transition to low density residential further to the west along County Road 42 and Baseline
Road.
The lands immediately to the southwest comprise the East Pelton Secondary Plan area which
underwent a similar Secondary Plan process to what is currently being completed for the County
Road 42 Secondary Plan area. The East Pelton Secondary Plan area is bound by Baseline Road to
the north, 7th Concession Road to the west, Highway 401 to the south, and 8th Concession Road to
the east. These lands contain the Southwest Detention Centre, a provincial correctional facility,
and the Windsor Christian Fellowship facility. The Detention Centre is located in the south end of
the East Pelton Secondary Plan area near the northwest corner of Highway 401 and 8th
Concession Road. At the time of this writing there is a proposal to develop approximately 748
residential units in the north half of the East Pelton Secondary Plan Area with additional blocks set
aside for future development. West of the East Pelton Secondary Plan area is a major commercial
corridor along Walker Road. Figure 11 illustrates the East Pelton Secondary Plan area in relation to
the County Road 42 Study Area.
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Figure 11: East Pelton Secondary Plan Area

The lands to the south of the Study Area are similar to the Study Area and are characterized by flat
agricultural lands interspersed with residential lots and farms.
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The lands to the east are also similar to the Study Area, and are comprised primarily of agricultural
uses with low-density residential farm houses interspersed throughout. The City’s border is
approximately 670 metres to the east of the Study Area boundary. Between the Study Area and
the City boundary there is a place of worship and a salvage yard along the south side of County
Road 42.

3.3

Current Ownership

The majority of lands in the Study Area are privately owned by many individual landowners.
On June 14, 2017 a meeting of the landowners was held at the Roseland Golf and Curling Club in
the City to discuss conceptual plans for the Secondary Plan area and to receive feedback.
Subsequent to the landowners meeting, some of the landowners submitted comments
regarding the Secondary Plan as it related to their properties. A summary of the comments
provided by various landowners is provided in Section 6.3 ‘Public Consultation.’
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4.0
4.1

Land Use Policy
Framework Overview

Provincial Policy Statement, 2014

The PPS sets the policy foundation for regulating the development and use of land in Ontario.
The 2014 PPS was issued under the authority of Section 3 of the Planning Act and came into
effect on April 30, 2014.
Section 3(5) of the Planning Act requires that all decisions affecting planning matters “shall be
consistent with’ policy statements issued under the Act.” The policies of the PPS may be
complemented by provincial plans or by locally-generated policies regarding matters of
municipal interest. In this regard, the County Road 42 Secondary Plan has been created in a
manner that is consistent with the PPS by supporting and integrating the principles of strong
communities, a clean and healthy environment and economic growth for the long term. Specific
policies of the PPS that have guided the creation of the County Road 42 Secondary Plan are
provided below.

Building Strong Healthy Communities
Section 1 of the PPS outlines the ways in which strong healthy communities are to be built and
states:
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.
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The County Road 42 Secondary Plan provides the foundation for a strong, liveable, healthy and
resilient community by establishing an efficient development pattern through the re-designation
of lands in an appropriate manner. It also protects the environment by recognizing and
protecting the natural features within the Study Area. In addition, the County Road 42 Secondary
Plan promotes economic growth by facilitating development of a regional hospital facility and by
allocating additional land for employment and residential purposes.
Section 1.1.2 of the PPS requires sufficient area of lands to be made available for development as
follows:
Sufficient land shall be made available to accommodate an appropriate range and mix of
land uses to meet projected needs for a time horizon of up to 20 years.
As demonstrated in Section 7 of this Background Report, lands have been designated under the
proposed County Road 42 Secondary Plan based on calculations utilizing population and
employment projections, and a land needs analysis, which will allow the City to meet projected
demand over a 20 year period. The land area requirements are based on densities that reflect the
following sections of the PPS.

Settlement Areas
Section 1.1.3 of the PPS refers to Settlement Areas and states under Section 1.1.3.1 that:
Settlement areas shall be the focus of growth and development, and their vitality and
regeneration shall be promoted.
Section 1.1.3.2 establishes the principles for long range planning such as this Secondary Plan and
provides that:
Land use patterns within settlement areas shall be based on:
a)

densities and a mix of land uses which:
1. efficiently use land and resources;
2. 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; and
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3. minimize negative impacts to air quality and climate change, and
promote energy efficiency in accordance with policy 1.8; and
4. support active transportation;
5. are transit-supportive, where transit is planned, exists or may be
developed; and
6. are freight-supportive; and
b)

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.

These policies reflect the Province’s direction to develop more compact, complete communities.
Further, Section 1.1.3.6 states that:
New development taking place in designated growth areas should occur adjacent to the
existing built-up area and shall have a compact form, mix of uses and densities that allow
for the efficient use of land, infrastructure and public service facilities.
The Study Area is within the City of Windsor City Boundary / Settlement Area as identified on
Schedule A of the Official Plan. The County Road 42 Secondary Plan will facilitate development
adjacent to the existing built-up area that is planned to have a compact form and a mix of uses
and densities. The densities used in the land use analysis (Section 7) reflect a planned community
that will achieve a higher density development pattern than what has historically been built in
Windsor. Accordingly, development in the Study Area will be appropriate for, and will efficiently
use the infrastructure and public service facilities which are planned for the area. Through the
protection of natural heritage features, an efficient form of development, and provisions for active
transportation and alternative transportation modes, the development of the Study Area will
minimize negative impacts to air quality and climate change, and will promote energy efficiency.
Transit will be provided to the Hospital upon development, and will expand throughout the
Study Area as warranted.
It is recognized that other growth opportunities will be met through infill and intensification in
other built up areas of the City. Accordingly, a range of opportunities will be provided throughout
the City to accommodate future growth in an efficient manner. Development of the Study Area
will not preclude infill opportunities in other parts of the City.
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Section 1.1.3.7 provides consideration for phasing policies to ensure orderly development and
provision of infrastructure. As discussed in greater detail under Section 4.2 of this Background
Report, development of the Study Area is in accordance with the phasing policies of the City of
Windsor Official Plan.
The PPS policies for expansions of settlement areas in Section 1.1.3.8 do not apply to this Study
Area as it is already part of the City’s Settlement Area as a result of OPA 60. However, when
determining the land area requirements for the Study Area, other areas in the City that can
accommodate growth have been accounted for.

Employment
Section 1.3 of the PPS recognizes the importance of providing employment areas within
municipalities. Accordingly, Section 1.3.1 states:
Planning authorities shall promote economic development and competitiveness by:
a)

providing for an appropriate mix and range of employment and institutional 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)

encouraging compact, mixed-use development that incorporates compatible
employment uses to support liveable and resilient communities; and

d)

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

The County Road 42 Secondary Plan provides for employment land on either side of a Major
Institutional area. Together, these areas will provide for an appropriate mix and range of
employment and institutional uses to meet long-term needs in a manner that is compatible with
surrounding land uses planned for the Study Area. As discussed under Section 7.2 of this
Background Report, these employment areas are required by the City to ensure an adequate
supply over a 20 year planning horizon.
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Housing
Section 1.4 of the PPS requires planning authorities to maintain a range and mix of housing styles
and options including housing options for low and moderate income levels at densities that
support the development of alternative transportation systems and transit.
Section 1.4.3 sets out that:
Planning authorities shall provide for an appropriate range and mix of housing types and
densities to meet projected requirements of current and future residents of the regional
market area by:
c)

directing the development of new housing towards locations where
appropriate levels of infrastructure and public service facilities are or will be
available to support current and projected needs;

d)

promoting densities for new housing which efficiently use land, resources,
infrastructure and public service facilities, and support the use of active
transportation and transit in areas where it exists or is to be developed;

At the time of this writing the City of Windsor Official Plan does not have targets for different
forms of housing. The County Road 42 Secondary Plan will provide for a range of housing types
at various densities to support current and projected needs in an area where services and
infrastructure will be developed.

Public Spaces, Recreation, Parks, Trails and Open Space
Section 1.5 of the PPS provides policy direction related to Public Spaces, Recreation, Parks, Trails
and Open Space, and directs that healthy, active communities should be promoted by:
a)

planning public streets, spaces and facilities to be safe, meet the needs of
pedestrians, foster social interaction and facilitate active transportation and
community connectivity;

b)

planning and providing for a full range and equitable distribution of publiclyaccessible built and natural settings for recreation, including facilities, parklands,
public spaces, open space areas, trails and linkages, and, where practical, waterbased resources;
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c)

providing opportunities for public access to shorelines; and

d)

recognizing provincial parks, conservation reserves, and other protected areas, and
minimizing negative impacts on these areas.

The proposed County Road 42 Secondary Plan contains urban design guidelines that promote
the development of a healthy community. Further, the Secondary Plan will include the
development of recreation facilities, parks and open spaces and an interconnected trail network.
All natural heritage features within the Study Area have been recognized and will be protected.
This is discussed in greater detail in the Dillon Consulting report titled Natural Heritage
Characterization Report County Road 42 Secondary Plan which accompanies this Secondary Plan
/ OPA submission.

Infrastructure and Public Service Facilities
Section 1.6 of the PPS provides important policy direction for the provision of infrastructure within
municipalities and sets out that:
1.6.1

Infrastructure, electricity generation facilities and transmission and distribution
systems, and public service facilities shall be provided in a coordinated, efficient
and cost-effective manner that considers impacts from climate change while
accommodating projected needs.

Planning for infrastructure, electricity generation facilities and transmission and
distribution systems, and public service facilities shall be coordinated and integrated with
land use planning so that they are:

1.6.4

a)

financially viable over their life cycle, which may be demonstrated through
asset management planning; and

b)

available to meet current and projected needs.

Infrastructure and public service facilities should be strategically located to support
the effective and efficient delivery of emergency management services.’

Section 1.6.6 includes policies regarding the development of Sewage, Water and Stormwater.
Those policies direct that planning for services and land use should be integrated (s.1.6.6.1(d)) and
provide direction for planning for stormwater ( s.1.6.6.7).
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The City has indicated that servicing for the Study Area is the next area planned to be serviced
following the East Pelton Secondary Plan area. A trunk sanitary sewage line has already been
constructed along 8th Concession Road, at the easterly limit of the East Pelton Secondary Plan
area. As a result, development of the Study Area represents a logical extension of growth for the
City.
For additional details, please see the Dillon Consulting report titled County Road 42 Secondary
Plan Area Servicing Background Investigation Study which accompanies this Secondary Plan /
OPA submission.

Transportation Systems
Section 1.6.7 provides policy direction for the establishment of Transportation Systems and states
that:
1.6.7.1 Transportation systems should be provided which are safe, energy efficient,
facilitate the movement of people and goods, and are appropriate to address
projected needs.
1.6.7.2 Efficient use shall be made of existing and planned infrastructure, including
through the use of transportation demand management strategies, where
feasible.
1.6.7.3 As part of a multimodal transportation system, connectivity within and among
transportation systems and modes should be maintained and, where possible,
improved including connections which cross jurisdictional boundaries.
1.6.7.4 A land use pattern, density and mix of uses should be promoted that minimize the
length and number of vehicle trips and support current and future use of transit
and active transportation.
1.6.7.5 Transportation and land use considerations shall be integrated at all stages of the
planning process.
In developing the Secondary Plan, consideration of the local and regional transportation linkages
have been accounted for in accordance with the recommendations of the Lauzon Parkway ESR. In
addition, the land use pattern, density, and mix of uses were carefully planned for in conjunction
with the findings of the County Road 42 Secondary Plan Transportation Background Study
prepared by LEA Consulting Ltd. which accompanies this Secondary Plan / OPA submission.
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The Airport is located immediately adjacent to the Study Area. As a result, the Airport policies of
the PPS have been adhered to in the development of the Secondary Plan. Section 1.6.9 contains
airport policies and states under Section 1.6.9.1:
Planning for land uses in the vicinity of airports, rail facilities and marine facilities shall be
undertaken so that:
a)

their long-term operation and economic role is protected; and

b)

airports, rail facilities and marine facilities and sensitive land uses are
appropriately designed, buffered and/or separated from each other, in
accordance with policy 1.2.6.

Additionally, Section 1.6.9.2 states that:
Airports shall be protected from incompatible land uses and development by:
a)

prohibiting new residential development and other sensitive land uses in
areas near airports above 30 NEF/NEP;

b)

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

c)

discouraging land uses which may cause a potential aviation safety hazard.

The configuration of land uses within the Study Area is consistent with the policies noted above
to ensure compatibility with Airport operations. All sensitive land uses proposed within the Study
Area are outside of the 30 NEF/NEP contour.

Energy Conservation, Air Quality and Climate Change
Section 1.8 Energy Conservation, Air Quality and Climate Change, directs that:
Planning authorities shall support energy conservation and efficiency, improved air
quality, reduced greenhouse gas emissions, and climate change adaptation through land
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use and development patterns which: improve the mix of employment and housing uses
to shorten commute journeys and decrease transportation congestion.
The Secondary Plan will facilitate a compact, mixed-use form of development in a manner that
will integrate new employment uses in an area that will be in proximity to a range of housing
choices and will be serviced by public transit and active transportation infrastructure. The
densities proposed in the Secondary Plan will be transit supportive.

Natural Heritage
Section 2.0 of the PPS contains polices that pertain to the Wise Use and Management of
Resources including the protection of Natural Heritage Features, Water Resources and Cultural
and Archaeological Resources.
Section 2.1 contains policies related to Natural Heritage and provides that:
2.1.1

Natural features and areas shall be protected for the long term;

2.1.2

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

Existing natural features within the Study Area have been identified and will be recognized and
protected in the County Road 42 Secondary Plan. In addition, the natural features will be
interconnected through a series of open space corridors and stormwater management corridors
that are planned for the Sandwich South area through the Upper Little River EA. A further
description of the natural features within the Study Area is found in Section 5.3 of this Background
Report as well as the supporting Natural Heritage Characterization Report County Road 42
Secondary Plan (Dillon Consulting, January, 2018) that accompanies this Background Report in
support of the Secondary Plan / OPA.
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4.2

City of Windsor Official Plan

OPA 60
Under OPA 60, which was incorporated into the City of Windsor Official Plan in 2009, the Study
Area was predominately re-designated to ‘Future Urban Area’ in the south and east portions, and
‘Future Employment Area’ in the north and west portions on Schedule D. In addition, two northsouth ‘Open Space’ corridors were designated in the eastern and western halves of the area. An
east-west ‘Open Space’ corridor was also designated adjacent to Baseline Road along the southern
portion of the Study Area. Further, two ‘Natural Heritage’ nodes were designated in the middle of
the eastern and western halves of the Study Area.
As a further means of controlling growth in the Transferred Lands, a majority of the area, including
the majority of the Study Area was designated ‘Agricultural Transition Area’ on Schedule A Planning Districts and Policy Areas. The purpose of this designation was to allow for the
continuation of existing agricultural operations as a transitional use until such time as detailed
development plans are submitted and approved. A portion of the Study Area in the southwest
corner was designated ‘Ray Road / Joy Road’ to recognize the existing residential development in
this location.
The policies associated with the designations that were applied to the Study Area through OPA
60 are discussed in detail below.

Existing Official Plan
The Introduction section of the Official Plan notes that Windsor is a regional centre, and “is the
main employment, population and cultural centre in the Essex Region consisting of the City of
Windsor, Essex County and Pelee Island. As such, the well-being of the region is closely linked to
the activities that occur within Windsor.”
Section 1.1 provides a review of current land supply and growth forecasts for the City. However,
more recent growth management exercises have been completed by the City as part of the
ongoing Official Plan review. In order to be as current as possible, the updated forecasts are being
utilized for this Background Report. Additional growth management information can be found in
Section 7 of this Background Report.
The specific designations that currently apply to the Study Area , as noted under Section 3.3 are
‘Agricultural Transition Area’ and ‘Ray Road / Joy Road’ on Schedule A - Planning Districts and Policy
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Areas, and ‘Future Urban Area,’ ‘Future Employment Area,’ ‘Open Space’ and ‘Natural Heritage’ on
Schedule D - Land Use, as shown in the figures below.
Figure 12: City of Windsor Official Plan Schedule A Excerpt

Figure 13: City of Windsor Official Plan Schedule D Excerpt
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The policies associated with the ‘Agricultural Transition Area,’ ‘Ray Road / Joy Road,’ ‘Future Urban
Area,’ ‘Future Employment Area,’ ‘Open Space’ and ‘Natural Heritage’ designations are outlined
below.

Agricultural Transition Area
Lands designated ‘Agricultural Transition Area’ encompasses a large portion of the lands acquired
by the City in 2003 as part of a Boundary Adjustment Agreement with the County of Essex and
Town of Tecumseh. These areas are generally located south of County Road 42, north of Highway
401 and to the west of the eastern boundary of the City. The majority of the Secondary Plan Area
is designated ‘Agricultural Transition Area’. Development in these areas will be subject to the
completion of Secondary Plans and the availability of municipal servicing and infrastructure.
Lands designated as ‘Agricultural Transition Area’ are not considered Prime Agriculture Areas in the
provincial planning framework but are recognized as having agricultural value until such time as
they are developed.
When the ‘Agricultural Transition Areas’ were added to the City’s urban boundary, most of these
lands were used for agricultural purposes, primarily crop production or small-scale livestock
operations. According to the Official Plan, it is important that these agricultural uses continue to
provide economic benefit to the residents and surrounding community until such time as
development is appropriate and needed on the basis of population growth and servicing
availability.
The objectives of this designation are as follows:
a) To allow for the continuation of existing agricultural operations as a transitional use until
such time as detailed development plans are submitted and approved;
b) To minimize conflicts between urban and agricultural land uses as development
proceeds; and
c) To limit the potential for land fragmentation or other impacts that could jeopardize the
future comprehensive planning and development of the Agricultural Transition Areas.
The Study Area abuts the East Pelton Secondary Plan area to the west. Accordingly, the County
Road 42 Secondary Plan represents a logical extension of the built up area in a manner that will
not fragment the Agricultural Transition Area and will not jeopardize future comprehensive
planning and development. This will also ensure that conflict between urban and agricultural
land uses is minimized as development proceeds.
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Ray Road / Joy Road
The Ray Road and Joy Road Residential Area designated on Schedule A: Planning Districts and
Special Policy Areas consists of a small residential subdivision located on Ray Road and Joy Road
immediately east of 8th Concession Road and south of Baseline Road that has been in existence
for many years.
Notwithstanding the ‘Future Urban Area’ designation of these lands on Schedule D - Land Use, the
Ray Road and Joy Road Residential Area is not intended for future development or
redevelopment, with the exception of dwellings or uses in accordance with the zoning by-law
and subdivision plan.
As per Section 1.25.3 of Volume II (Special Policy Areas) of the City of Windsor Official Plan, any
Secondary Plans undertaken in this area will include the Ray Road and Joy Road residential area
within their study area, to ensure appropriate integration of existing residential development with
future development in the area with respect to land uses, transportation, servicing and other
planning matters.

Future Growth Areas
There are two designations under the Future Growth Area classification identified in Volume II of
the Official Plan; Future Urban Area and Future Employment Area. These designations have been
established based on a comprehensive review of future population, household and employment
projections and were intended to identify the general locations and area requirements to
accommodate growth over the twenty year planning horizon from the time of passing of the
Official Plan. These designations were applied to large, generally undeveloped and unserviced
areas. Prior to the development of these areas, it is important that more detailed planning be
undertaken with respect to the specific configuration and location of various land uses, road
systems and servicing infrastructure. The overall objectives of these designations are as follows:
6.13.1.1 To recognize that these designations are intended for future development to
accommodate expected growth in the City of Windsor.
6.13.1.2 To identify the general preferred location for future residential and employment
development.
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Section 6.13.2.1 states that:
Permitted uses in the ‘Future Urban Area’ and ‘Future Employment Area’ designations will be
limited and will primarily be based on those uses existing at the time of their inclusion in
the City of Windsor Official Plan.
Section 6.13.2.3 notes that:
Council may redesignate Future Urban Areas and Future Employment Areas to alternative
land use designations by amendment to the Official Plan. It is intended that this generally
occur through the completion of Secondary Plans undertaken in accordance with the
policies contained in Section 11.3 of this Plan.
The County Road 42 Secondary Plan is being completed in accordance with the policies of
Section 11.3 of the Official Plan.
With respect to phasing, Section 6.13.2.7 identifies that:
Phasing for physical servicing of Future Urban Areas and Future Employment Areas in the
eastern part of the City will generally follow the sequencing and estimated timeframes
identified on Schedule H…
The Study Area is identified as being within the Phase 3 area:
Phase 3: 2014 to 2017 for lands extending from County Road 42 to south of Baseline Road
to the east limits of the City of Windsor.
The lands to the west which form the East Pelton Secondary Plan area are within the Phase 1, 3,
and 4 areas. A correctional facility has been developed in the Phase 1 area and at the time of this
writing a Plan of Subdivision is being advanced in the Phase 3 area.
Section 6.13.2.8 of the Official Plan states:
Notwithstanding the general phasing sequence identified on Schedule H and in Section
6.13.2.7, it is not the intent of this Plan to extend physical services if redesignation and
development of Future Urban Areas and Future Employment Areas is not expected to
occur in a reasonable timeframe.
The City has indicated that servicing for the Study Area is the next area planned to be serviced
following East Pelton. A trunk sanitary sewage line has already been constructed along 8th
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Concession Road, at the easterly limit of the East Pelton Secondary Plan area. As a result,
development of the Secondary Plan area represents a logical extension of growth for the City, and
does not constitute “leapfrog‟ development in accordance with Section 6.3.13.11 of the Official
Plan.
Additionally, the advancement of the Secondary Plan generally complies with the timing for the
Phase 3 area.
With respect to the specific policies associated with the Future Urban Area and Future Employment
Area designations, additional discussion is provided in the sections below.

Future Urban Area
According to Section 6.13.3.1:
Lands within the Future Urban Area designation shall generally develop for Residential uses
but will also include associated community supportive uses such as parks and open space,
institutional, commercial and small-scale employment upon completion of Secondary
Plans and other appropriate studies relating to servicing, transportation, stormwater
management, Class Environmental Assessment as required by this Official Plan.
In addition, Section 6.13.3.2 states that
Future Urban Areas shall develop on full municipal physical services.

Future Employment Area Policies
According to Section 6.13.4.1:
The Future Employment Area designation is intended to accommodate future Industrial
and Business Park designations.
Section 6.13.4.2 states:
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.
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In addition, Section 6.13.4.4 states that:
Future Employment Areas shall develop on full municipal physical services in accordance
with the policies contained in Section 7.3 of this Plan.
Following the determination of the selected site for the hospital, WRH contacted the City to
determine the required planning process to be followed. The City advised that a Secondary Plan
was required due to the nature and scale of the proposed development. Section 11.3.2.3 of the
Official Plan states:
Prior to commencing the preparation of a secondary plan, the Municipality will prepare a
draft terms of reference which will set out the need for the secondary plan, the intended
scope, the process of plan preparation and the opportunities for public participation and
involvement.
Through the spring of 2017 representatives of the WRH and MHBC met with the City and
established the Terms of Reference for the proposed County Road 42 Secondary Plan. Section
11.3.2.3 of the Official Plan establishes the preferred content of the Secondary Plan. Accordingly,
the proposed County Road 42 Secondary Plan satisfies the requirements to develop on lands
designated Agricultural Transition Area, Future Urban Area and Future Employment Area.

Open Space
‘Open Space’ lands are intended to provide the main locations for recreation and leisure activities
and facilities in the City. The following objectives and policies establish the framework to guide
development decisions in ‘Open Space’ areas.
6.7.1.1 To satisfy the year-round recreation and leisure needs of Windsor residents.
6.7.1.2 To protect and enhance Windsor’s existing Open Space, while planning for future
recreation and leisure needs.
6.7.1.3 To ensure the proper distribution, siting and design of Open Space.
6.7.1.4 To encourage public and private involvement in the development and delivery of
recreation and leisure facilities and services.
6.7.1.5 To ensure that new Open Space complements and, where possible, is linked to
other components of the Greenway System

January 2018

MHBC | 35

According to Section 6.7.2.1 the permitted uses under this designation include recreation and
leisure areas and facilities.

Natural Heritage
Lands designated ‘Natural Heritage’ are intended to provide for the protection and conservation
of Windsor’s most environmentally significant and sensitive natural areas, including provincially
designated Areas of Natural and Scientific Interest (ANSI) and wetlands. Section 6.81 establishes
the objectives of this designation as follows:
6.8.1.1 To protect, conserve and improve Windsor’s most environmentally significant and
sensitive natural areas.
6.8.1.2 To provide opportunities for recreational uses within Natural Heritage areas.
6.8.1.3 To link Natural Heritage areas to other components of the Greenway System.
According to Section 6.8.2.1 uses permitted in the Natural Heritage land use designation shall be
nature reserves and wildlife management.
Additionally, according to Section 6.8.2.2, Council may permit ancillary recreation and leisure
activities and facilities in areas designated as ‘Natural Heritage’ without requiring an amendment
to the Official Plan provided:
(a)

the ancillary use is clearly incidental and secondary to, and complementary with,
the main Natural Heritage use; and

(b)

the ancillary use does not negatively impact upon the natural features and
functions of the site.

In addition, according to Section 6.8.2.4, Council shall protect lands designated as ‘Natural
Heritage’ from incompatible development. Accordingly, any proponent of development adjacent
to lands designated as ‘Natural Heritage’ may be required to complete an Environmental
Evaluation Report or other suitable study. The identification of adjacent lands subject to this
requirement will be determined on a site-specific basis by the Municipality, in consultation with
the province and/or the Essex Region Conservation Authority.
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As noted, existing natural features within the Study Area have been identified and will be
recognized and protected in the County Road 42 Secondary Plan. A further description of the
natural features within the Study Area is found in Section 5.3 of this Background Report as well as
the supporting Natural Heritage Characterization Report County Road 42 Secondary Plan (Dillon
Consulting, January, 2018) that accompanies this Background Report in support of the Secondary
Plan / OPA.

Official Plan Update
In 2012 the City of Windsor began the process of updating its primary Official Plan. The City has
decided to update the Plan through a series of Official Plan Amendments (OPA’s). A number of
the amendments have been approved and are discussed below. Two amendments, OPA86, the
Land Use section of the Official Plan and OPA 87, the Environmental Policies have yet to be
completed at the time of this writing.
OPA 86 is currently being reviewed by the Ministry of Municipal Affairs and is expected to be
approved in the near future. Upon approval, OPA 86 will provide the primary land use
designations and policies for the City. Through the preparation of the Terms of Reference for this
study, the City has requested that the designations and policies used in OPA 86 form the basis of
this County Road 42 Secondary Plan to the greatest extent possible.
OPA 79 (approved in June 2012) is the Urban Structure component of the Official Plan, now
embedded as Section 3.4 and Schedule J of the Official Plan. These parts of the Plan identify the
key structural elements within the municipality and establish the strategic framework within
which more detailed land use designations and policies are to be established. The structural
elements include Nodes, Corridors and Neighbourhoods. These are identified on Schedule J.
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Figure 14: City of Windsor Official Plan Schedule J - Urban Structure Plan

Schedule J shows a Regional Employment Centre in the northeast portion of the Secondary Plan
Area at the point where the future Lauzon Parkway will meet County Road 42. Further to the west
of the Secondary Plan Area a Regional Commercial Centre is also identified. The Secondary Plan
comprises the intervening land area between these two regional centres. Only existing Regional
Institutional Centres are identified on Schedule J to the Official Plan. The policies in Section 3.3.1.2
of the Volume I Plan recognize that Regional Institutional Centres also function as employment
centres. The proposed Hospital will function as a Regional Institutional Centre as part of that
Regional Employment Centre and is therefore consistent with the Regional Structure Plan.
The policies and Schedule also identify Major Institutional Centres as follows:
b)
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Regional Institutional Centres are a type of Major Activity Centre where
institutional services are provided to residents across the 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 education 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.
The policies of Section 11.3.2.2 of the Official Plan provide that the policies of an approved
Secondary Plan supersede the existing policies in the Official Plan. Upon the approval of the
County Road 42 Secondary Plan, the City will need to amend Schedule ‘J’ of the Official Plan
Volume I to show the area of the future Regional Hospital site as a Regional Institutional Centre.
The City planning department has confirmed that this process would be followed.
OPA 84 was approved in 2014. This OPA updates the planning tools and process policies of the
Official Plan. Included in the policies are directions for the completion of Secondary Plans,
including the following:
11.3

Secondary Plans will be used to guide the development or redevelopment of
planning districts, neighbourhoods, corridors or any other area as identified on
Schedule A: Planning Districts and Policy Areas. These plans provide specific
schedules and policies for those areas of the city where more detailed directions
for land use, infrastructure, transportation, environment, urban design, heritage or
other topics are required beyond the general framework provided by this Plan. All
secondary plans are contained within Volume II: Secondary Plans and Special
Policy Areas.

Following the determination of the site selected for the Windsor Regional Hospital (see Section
2.3), the Hospital contacted the City to determine the required planning process to be followed.
The City advised that a Secondary Plan was necessary due to the nature and scale of the
proposed development. Section 11.3.2.3 of the Official Plan states:
Prior to commencing the preparation of a secondary plan, the Municipality will
prepare a draft terms of reference which will set out the need for the secondary
plan, the intended scope, the process of plan preparation and the opportunities
for public participation and involvement.
Through the spring of 2017 representatives of the Windsor Regional Hospital and MHBC met with
the City and established the Terms of Reference for the Secondary Plan project including this
Background Report. Section 11.3.2.3 of the Official Plan establishes the preferred content of the
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Secondary Plan. Those policies have been implemented through this Background Report and the
resulting County Road 42 Secondary Plan.

4.3

Sandwich South Zoning By-law 85-18

The Study Area is regulated by the Sandwich South Zoning By-law 85-18. The majority of the
Study Area is zoned A – Agricultural zone, with specific, smaller areas zoned A-1, A-2, CR-2 and CR14 as shown in Figure 15 below. The Floodplain Development Content/Area overlay extends over
the eastern portion of the Study Area.
Figure 15: Study Area Zoning

The Agricultural Zone permits the following uses:








agricultural uses;
agricultural use, livestock intensive;
dog kennel;
the raising and breeding of birds, fish
or fur bearing animals; e) forestry uses;
greenhouses;
game and wildlife preserves;
household occupation or agricultural
household occupation;
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landing strip;
market gardens;
nurseries or tree farms;
riding stable, including a horse training
track;
single family residential uses;
wayside pit and quarry;
works of a Conservation Authority;
accessory buildings, structures or uses.
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In addition to the uses listed above, the A-1 zone exception also permits a church, and a churchrelated school. The A-2 zone exception permits, in addition to the uses listed above, a trucking
and excavating business.
The CR zone permits the following uses:






animal clinic;
auction sales facilities;
automobile service station;
farm chemical and fertilizer sales;
farm equipment sales and service
establishment;








farm fuel sales;
farm produce outlets;
farm supplies;
grain and feed merchants;
accessory buildings or uses.
drive-in theatre.

The CR-2 zone exception also permits a drive-in theatre in addition to the uses listed above.
The CR-14 zone exception permits, in addition to the uses listed above, a golf driving range and
miniature golf course; retail use related to the sale of golf equipment and accessories; accessory
uses, including a snack bar and light lunch/refreshment area.
The R1 zone permits the following uses:



single family residential uses;

only one household occupation per 
dwelling unit;

accessory uses;
group home dwellings;

To permit future development envisioned by the County Road 42 Secondary Plan, the Study Area
will need to be re-zoned. Specific recommendations related to zoning are included in Section 8
(Recommendations and Conclusions) of this Background Report.
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5.0

Other Supporting
Studies/Reports

In conjunction with this Background Report, the following additional studies have been
completed in support of the Secondary Plan:




County Road 42 Secondary Plan Area Servicing Background Investigation Study – Dillion
Consulting, January 2018
Natural Heritage Characterization Report County Road 42 Secondary Plan – Dillon
Consulting, January 2018
Plan Transportation Background Study County Road 42 Secondary - LEA Consulting Ltd.,
January 2018

These studies are summarized below. In addition, a Stage 1 Archaeological Assessment was
completed for the Upper Little River Watershed Master Drainage and Stormwater Management
Plan Environmental Assessment (Upper Little River EA), and a Cultural Heritage Assessment was
completed for the Lauzon Parkway Improvements Class Environmental Assessment (Lauzon
Parkway EA. These studies are also summarized below as they relate to the Study Area.

5.1

County Road 42 Secondary Plan Area
Servicing Background Investigation Study
(Dillon 2018)

Dillon has prepared the above-noted report to provide an overview of the feasibility to develop
the Secondary Plan Area from a servicing perspective. The report reviews the existing conditions
and future requirements for;





Utilities (communications, electricity, gas,),
Water,
Sanitary Sewage, and
Stormwater Management and Drainage.
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As part of this process Dillon has consulted with the Essex Region Conservation Authority and the
City with respect to stormwater management and flooding. The study notes that timing of the
implementation of the Upper Little River Master Plan may take some time and therefore, in order
to develop within the Secondary Plan Area, consideration of interim stormwater management
facilities will be required. The study also points to the need to undertake additional floodplain
modelling based on the Upper Little River EA being implemented. The study concludes that,
apart from these constraints that can be overcome, the lands within the Secondary Plan can be
easily serviced to accommodate the development anticipated by the proposed Secondary Plan.

5.2

Transportation Background Study (LEA
Consulting 2018)

LEA Consulting completed an assessment of the impact of the proposed Secondary Plan on the
traffic modelling and recommendations contained in the Lauzon Parkway EA completed by MMM
in 2014. The recommendations of the Lauzon Parkway EA included improvements to County
Road 42, the development of the Lauzon Parkway, a mid-block collector road between the
proposed Lauzon Parkway and Walker Road to the west and a number of other roadway
improvements and design features. The purpose of the LEA Study was to determine the impact
of the proposed land uses and densities in the proposed Secondary Plan on those
recommendations. The Lauzon Parkway EA considered the development of all of the lands from
County Road 42 south to Highway 401. The proposed Secondary Plan changes those
assumptions by planning for a more compact community at higher densities that what was
considered in the EA.
The LEA report findings are as follows:


The road network will operate at an acceptable level given the changes in forecasted
traffic;



Minor modifications to the road network noted in the EA will be required however
additional property will not be required and there is no need to revise the EA;



Operational constraints can be mitigated through changes to signal timing which is not
considered an alteration to the EA.
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5.3

Archaeological (Stantec 2017)

A Stage 1 archaeological assessment (the “Stage 1 Archeological Assessment’) was completed for
an area which encompassed the Study Area as part of the Upper Little River EA (Stantec, 2017).
The area studied will be referred to as the EA Study Area. This assessment served to meet the
requirements of the Master Plan Municipal Class Environmental Assessment under the
Environmental Assessment Act (Government of Ontario 1990a: Schedule 6.1). These guidelines
require that an archaeological assessment be conducted prior to any infrastructure projects. The
Stage 1 Archaeological Assessment was conducted in accordance with the Ministry of Tourism,
Culture and Sport’s (MTCS) 2011 Standards and Guidelines for Consultant Archaeologists
(Government of Ontario, 2011).
The objectives of the Stage 1 Archaeological Assessment were to compile all available
information about the known and potential archaeological heritage resources within the EA
Study Area and to provide specific direction for the protection, management and/or recovery of
these resources. This Stage 1 Archaeological Assessment was conducted under archaeological
consulting license P389 issued to Walter McCall, Ph.D., of Stantec by the MTCS. A site visit was
undertaken on April 17, 2014 as per Section 1.2 of the Standards and Guidelines for Consultant
Archaeologists (Government of Ontario, 2011).
An examination of the Ontario Archaeological Sites Database (Government of Ontario, n.d.)
showed that there are three archaeological sites registered within a one-kilometre radius of the
EA Study Area: one is a multi–component site and two are Euro - Canadian. The multi–
component site is located within the Study Area on Lot 145, Concession 3. It comprises a 30
metre scatter of Euro – Canadian artifacts and one side notched point.
The property inspection involved random spot-checking of the entire area and its periphery to
identify the presence or absence of any features of archaeological potential. The specific area
within the EA Study Area that was evaluated for archaeological potential included all or part of
Lots 10 to 19, Concessions 6 to 10, and singular Lots 300- 302, Geographic Township of Sandwich
South, and Lots 115 to 149, Concessions 2 to 3, Township of Sandwich East, Essex County, Ontario
(“Archaeological Study Area”). It comprises approximately 225 hectares of active and inactive
agricultural lands, woodlots, manicured lawns, commercial and residential properties, paved
roads and highways, industrial installations, a railway, and land incorporated within the
boundaries of Airport.
The majority of the Archaeological Study Area (80%) consisted of active and inactive agricultural
land accessible for ploughing. A smaller portion of the Archaeological Study Area comprises
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woodlots (10%) and manicured lawns (5%) that are unable to be ploughed. The remaining 5
percent of the Archaeological Study Area consisted of roads and highway, a railway line, and
private laneways. These areas were previously disturbed and were unable to be assessed.
The Archaeological Study Area is primarily comprised of relatively flat agricultural fields. In
accordance with Section 2.1.1 of the MTCS’ 2011 Standards and Guidelines for Consultant
Archaeologists (Government of Ontario, 2011), these areas will require Stage 2 physical inspection
using the pedestrian survey method at a five metre interval. Woodlot areas and locations with
manicured lawns are both inaccessible for ploughing and, in accordance with Section 2.1.2 of the
MTCS’ 2011 Standards and Guidelines for Consultant Archaeologists (Government of Ontario,
2011), will require Stage 2 physical inspection using the test pit survey method at a five metre
interval.
A possible heritage property, a wooden barn, was identified during fieldwork at the intersection of
10th Concession Road and Baseline Road. It is located in the northwest corner of Lot 16,
Concession 10.
Various paved roads cross the Archaeological Study Area as well as their associated rights-of-way
and culvert systems. As per Section 2.1, Standard 2b of the Standards and Guidelines for
Consultant Archaeologists (Government of Ontario, 2011) these areas have also been evaluated as
having low potential due to deep land alteration that has severely damaged the integrity of any
potential archaeological resources. As such, a Stage 2 survey is not required for these areas.
The Stage 1 Archaeological Assessment, involving background research and a property
inspection resulted in the determination that portions of the Archaeological Study Area exhibit a
moderate to high potential for the identification and recovery of archaeological resources as
shown on Figure 20 of the ESR. As such, a Stage 2 archaeological assessment will be required for
portions of the Archaeological Study Area. The Secondary Plan policies will include provisions for
the Stage 2 work prior to the occurrence of any development.
The Stage 2 archaeological assessment will include the systematic walking of open ploughed
fields at five metre intervals as outlined in Section 2.1.1 of the MTCS’ 2011 Standards and
Guidelines for Consultant Archaeologists (Government of Ontario, 2011). All agricultural land,
both active and inactive, should be recently ploughed and sufficiently weathered to improve the
visibility of archaeological resources. Ploughing must be deep enough to provide total topsoil
exposure, but not deeper than previous ploughing, with at least 80% ground surface visibility.
Moreover, the Stage 2 archaeological assessment will include a test pit survey at five metre
intervals in areas inaccessible for ploughing as outlined in Section 2.1.2 of the MTCS’ 2011
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Standards and Guidelines for Consultant Archaeologists (Government of Ontario, 2011). The MTCS
standards require that each test pit be approximately 30 centimetres in diameter, excavated to at
least five centimetres into the subsoil, and have all soil screened through six millimetre hardware
cloth to facilitate the recovery of any cultural material that may be present.
Prior to backfilling, each test pit will be examined for stratigraphy, cultural features, or evidence of
fill.
As additional archaeological assessment is required, the Study Area remains subject to Section
48(1) of the Ontario Heritage Act and may not be altered, or have artifacts removed from them,
except by a person holding an archaeological license.

5.4

Natural Heritage Characterization Report
County Road 42 Secondary Plan (Dillon
Consulting, 2018)

A Natural Heritage Characterization Report (NHCR) for the County Road 42 Secondary Plan area
was recently completed by Dillon Consulting Limited (January 2018). The NHCR describes the
existing natural heritage features within County Road 42 Secondary Plan area and provides a
Natural Heritage System (NHS) framework with respect to the future development of the
planning area that will avoid potential negative environmental impacts by maintaining and,
where possible, enhancing the significant natural features and their functions.
Natural heritage studies have been completed within the Study Area (Ecoplans, 2013) as part of
the Lauzon Parkway EA (MMM Group, 2014) and the Upper Little River EA (Stantec, 2017). These
land-use planning documents, as well as other secondary source information, and field surveys
conducted in 2017 were utilized to inform the NHCR. A summary of the findings from the NHCR is
provided below.

Natural Heritage Features
Natural ecological function within the Study Area is generally limited as the majority of the Study
Area is in active agriculture planted with annual row crops. There is an industrial area and the
Windsor International Airport located to the west and north of the Study Area, respectively. Two
natural heritage features, known as Candidate Natural Heritage Site (CNHS) #40 (Sundrop Bend)
and #41 (Fairbairn Woods), are located within the Study Area and are identified on Schedule B of
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the City’s Official Plan. These features are considered significant natural heritage features due to
their size, species composition and because they provide habitat for a range of woodland species.
No species at risk (SAR) were observed within CNHS #40 or #41 during the 2017 surveys, but Barn
Swallow (Hirundo rustica), Chimney Swift (Chaetura pelagica) and Bobolink (Dolichonyx oryzivorus)
have been observed adjacent these features in previous years (Ecoplans, 2013). Eastern
Meadowlark (Sturnella magna) was the only SAR observed (southwest portion of the Study Area)
in the 2017 survey.
Seven municipal drains are located within the Study Area and these drains as well as the adjacent
lands are within Essex Region Conservation Authority (ERCA) Regulated Area. Little River Drain is
the main drain within the Study Area and it originates south of Highway 401 and generally flows
north through CNHS #40 along a well-defined system of municipal drains towards the Detroit
River and Lake St. Clair (Stantec, 2017). Fish species common in Ontario were recorded within
Little River Drain, 6th Concession Drain and 9th Concession Drain and no SAR fish were recorded in
the Upper Little River EA or ERCA data within the Study Area. However, all the drains within the
Study Area have the potential to contain fish and fish habitat that are sensitive to maintenance
and construction activities.
Little River Drain is surrounded by deciduous hedgerow and probably provides an ecological
linkage for terrestrial wildlife to the Windsor Airport Woodlands to the north as well as lands to
the south of the Study Area. Indeed, Little River Drain and CNHS #40 have been identified as an
Environmental Policy Area (EPA) in the City’s Official Plan and species listed as Special Concern,
under the Endangered Species Act, 2007, including Snapping Turtle (Chelydra serpentina), Monarch
(Danaus plexippus), and Wood Thrush (Hylocichla mustelina), as well as provincially rare species
such as Honey-locus (Gleditsia triacanthos) and River Bluet (Enallagma anna) have been observed
within the EPA.

Natural Heritage System
A NHS is an ecological based system delineating natural features, functions and linkages of a
landscape. The purpose of the NHS is to protect, preserve and, where appropriate, enhance the
natural environment. The County of Essex and the City contain a limited amount of fragmented
natural heritage areas that provide habitat for a variety of SAR and species of concern. The
proposed NHS protects the Key Natural Heritage Features (i.e., CNHS #40, #41 and Little River
Drain) and recommends ecological linkages to other natural features beyond the Study Area. The
proposed re-design of stormwater management (SWM) infrastructure into SWM corridors
provides an opportunity for integration into the NHS to promote natural linkages, recreational
trails and greenway system in addition to their main function of providing water quality, erosion
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and flood controls. Furthermore, areas of restoration and enhancement exist within the Key
Natural Heritage Features, ecological linkages, and Environmental Protection Area.
The creation of a NHS as a component of the “greenway system” is important for the protection of
sensitive natural features and SAR. Linking fragmented natural areas to one another through
permanent natural connections will establish wildlife movement corridors as well as plant
dispersal throughout the system. The increase in habitat, connectivity and dispersal opportunities
throughout the system should result in higher species diversity and an increase in the overall
value of the wildlife habitat in the area. Furthermore, the “greenway system” would provide
recreational and leisure opportunities for the residents of the City.

5.5

Cultural Heritage Landscapes and Built
Heritage Resources

In November 2013, Unterman McPhail and Associates prepared a Cultural Heritage Assessment
Report as part of the Lauzon Parkway EA. The report formed part of the ESR which was approved
by the Ministry of the Environment and Climate Change as part of the Environmental Assessment
supporting the upgrade to County Road 42, and development of the Lauzon Parkway and the
East-West Arterial. The data collected as part of that study remains relevant and has therefore
been relied upon as part of the background for the County Road 42 Secondary Plan.
Unterman McPhail identified three heritage resources within the Study Area (16, 19, 24) which are
identified on Figure 16.
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Figure 16: Heritage Resources

The three features are identified as follows with further discussion of each provided below.
16.
County Road 42;
19.
5855 and 5865 County Road 42 (farm complex); and,
24.
5680 Baseline Road (URI Farmstead – house and barns).

County Road 42
County Road 42 (Division Road) was identified as a transportation roadscape for its historic
function as a boundary between Sandwich East Township and Sandwich South Township. It is
noted that the roadway became part of the provincial highway system as Highway 2 in 1930 but
has since been delegated to County control. The Lauzon Parkway ESR recognizes that County
Road 42 is proposed to be widened to a five-lane cross section with the introductions of
roundabout intersections at the corner of 9th Concession Road and County Road 42 which will
change the character of the roadway. The Unterman McPhail report recommends photographic
documentation of the existing County Road 42 prior to alteration of the roadway.
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5855 and 5865 County Road 42
This property consists of a farm complex
including a house and barn located on the
southwest corner of 9th Concession Road and
County Road 42. The Lauzon Parkway ESR
anticipated a roundabout being constructed in
this area. The roundabout would require
acquisition of the property and potential
impacts to the resource. Unterman McPhail
recommended that a cultural heritage
assessment report be prepared to determine
how best to preserve the heritage resource that
would be impacted by the proposed road works. (photo source: Unterman McPhail, 2013)

5680 Baseline Road (Ure Farmstead)
This property is a large agricultural farmstead
including house and barns. An air photograph
with the extent of the farmstead is shown below. It
consists of a number of agricultural buildings
including silos and barns. As shown in the air
photography, the largest and oldest of the
buildings has deteriorated considerably and
approximately 10 to 15 percent of the roof of the
building is entirely missing. However, the original
farmhouse is in very good condition. The property
appears to be used as an ongoing agricultural
activity.
This property was not impacted by the Lauzon
Parkway ESR and therefore, Unterman McPhail
made no recommendation with respect to
mitigation of potential impacts. The County Road 42 Secondary Plan being prepared for this area
should recognize the site as a heritage resource and provide policies that will require the proper
documentation and preservation of the resource to the greatest extent possible.
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6.0
6.1

Public Consultation
Process

Introductory Consultation Session –
September 7, 2016

During the preparation of the County Road 42 Secondary Plan, there were three public
consultation sessions. The first public consultation session occurred on September 7, 2016. This
was an introductory session led by Stantec Consulting. At the session, the concept of requiring a
Secondary Plan in advance of approving the Zoning By-law Amendment for the Windsor Regional
Hospital was discussed and a preliminary concept plan was presented to the public. The public
comments received at that time focused primarily on the location of the proposed Windsor
Regional Hospital facility. However, other comments were related to:






Accessibility and transit;
Requiring a connected trail system;
Planning for environmental impact and climate change;
Need to plan for a complete community; and,
Concern about the amount of green space that was being shown on the initial concept
plan.

The presentation boards for this Consultation Session are attached to this Background Report
under Appendix A. Comments received at that initial public consultation session and written
comments received following that session have been documented and responses to those
comments have been prepared. All comments have been generalized and responses have been
provided to the general comment to protect the privacy of those who have submitted a
comment. Public comments received throughout this process and our responses to those
comments are attached to this Background Report as Appendix B.
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6.2

Stakeholder Consultation Session – June
14, 2017

Following the initial introductory process, MHBC along with Dillon Consulting and LEA Consulting
were retained to advance the Secondary Plan process to completion. Through this process,
MHBC developed a number of options for development of the Study Area. A second consultation
session was held on June 14, 2017 as a meeting of the property owners within the County Road
42 Secondary Plan area. This meeting was intended to discuss the future options for
development of the County Road 42 Secondary Plan area with those most affected by the future
development plans. The meeting was held at the Roseland Golf and Curling Club and two
concept plans were presented and discussed. After a presentation that provided an overview of
the study process, meeting participants were provided with the Option 1 concept plan and were
asked to review it and provide comments. After comments were collected and discussed through
an open forum, participants were provided with the Option 2 concept plan. Comments were
then received through another open forum on this option.
The comments and questions we received with respect to both options are summarized below.


How and when will landowners be compensated for the storm water management (SWM)
corridor?



How will land value be evaluated
and what is the formula for
compensation?



MHBC should establish a table using
GIS to provide a breakdown of area
by land use for each property.



Confirm the boundary of the
Hospital parcel to ensure it is
accurate on the concept plan.



Do the two Natural Heritage areas have to be connected by an open space corridor?
Could the SWM corridor south of Baseline Road serve this purpose?
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If a property is severed by the Study Area boundary, what happens to the portion of the
property that is outside of the boundary?



The Study Area boundary should be moved further south to encompass the entirety of
the properties that abut the boundary.



Concern was expressed about medium-density residential uses adjacent to the Lauzon
Parkway due to noise. Would like to see business park or commercial uses in this location.



It was suggested that the SWM corridor to the west of the Lauzon Parkway could be
shifted so that the Parkway straddles the SWM feature to create a buffer for adjacent uses.



Would like a better description and breakdown of permitted uses under the various land
use categories. Create a definition chart that sets out permitted uses within the land use
categories.



A commercial node was requested at the southeast corner of County Road 42 and 8th
Concession Road.



What is happening with SWM on the Airport lands and how will that tie into the SWM
features within the Study Area?



Concerned about road connectivity at County Road 42. How many access locations to
County Road 42 will there be? Access from the northeast corner of the Study Area seems
inadequate



Plans for County Road 42 and 17 need to be studied further.



Low-density residential south of Baseline Road should be high-density residential.



The road classifications should be identified on the concept plans.



Are the road designs and connections in accordance with the Lauzon Parkway ESR?



What is the timing and phasing of servicing for the Study Area?



There are too many different types of land uses along the north side of Baseline Road on
concept 2.
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Generally, the participants of the workshop preferred Option 1 over Option 2.

6.3

Public Consultation Session – July 5, 2017

The third public consultation session was held as an open public session on July 5, 2017, at
Roseland Golf and Curling Club. The session was attended by approximately 120 persons
including many of the land owners who attended the session held on June 14, 2017. The session
was held as an open house including a presentation and question and answer period. The
presentation materials for that session are attached as Appendix A to this Background Report.
At the outset of the session, the consultants explained that the purpose of the session was to
review the development options for the Study Area to determine an appropriate land use pattern
based on the terms of reference approved by the City for the County Road 42 Secondary Plan.
As in the previous consultation session on September 7, 2016, many attendees voiced concerns
with locating the new Windsor Regional Hospital within the Study Area. Those concerns related
to both the impact of repurposing the existing hospitals and related lands and those impacts on
the viability of downtown Windsor, as well as the need to use agricultural lands for future urban
growth. People also raised concerns about the following matters:











Traffic and the transportation network;
Urban expansion;
Loss of agricultural lands;
Impact on environment and climate change;
Cost to taxpayers;
Impact of the airport;
Alternative locations to growth including Brownfield sites;
Impact on agriculture;
Compliance with Provincial Policy Statement with respect to infill, intensification and
densities; and,
Complete community and compact urban design.

All of these concerns have been documented and have been considered in the development of
the preferred concept plan for the County Road 42 Secondary Plan area. The preferred concept
plan has been developed to reflect many of these concerns. Specifically:


It provides for large stormwater management corridors to ensure resilience to climate
change;
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It is based on increased densities and a more compact urban form than what has
historically been developed in the City;



The land area requirements and phasing consider the availability of other lands within
the City and the timing of future development;



The phasing plan will ensure that development of lands used for agricultural purposes
does not occur until they are needed to meet residential and employment needs; and,



The policies will require an attractive, compact urban design, recognizing the primacy
of the existing commercial core of the City.
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7.0
7.1

Growth Management
Analysis

Supply and Demand for Residential Lands

In the preparation of the County Road 42 Secondary Plan, it is necessary to determine the
implications of the land use designations on the overall growth management strategy for the
City. The City of Windsor Planning Department has provided population projections for
consideration as part of this project. The 2015 City projections included a high growth scenario, a
low growth scenario and a reference scenario, which reflected the midpoint both between the
high and low growth scenarios. Since completing the 2015 projections, the City has received the
2016 Census Canada Statistics for City Population and Housing. These statistics indicate that the
2016 population of the City was very close to the high growth scenario at approximately 217,716
persons. As a result, the City is currently reviewing its growth scenarios to consider a higher
growth rate than what had been projected in 2015.
The PPS (s.1.1.2) requires municipalities to designate sufficient land to accommodate their
projected growth for up to a 20-year period. Therefore, we have utilized a 2016 to 2036 growth
period. For the purposes of this assessment, we have utilized the City’s 2015 high growth
scenarios for the years 2016 to 2036 since that scenario most closely matched the actual Census
Canada 2016 statistics. Table 1 summarizes the population growth.
Table 1: Windsor Potential Growth Scenario
Year
2016
2021
2015
Projection
217,716
221,955
(Planning Dept)
Growth
4,240
(5 year increments)

2026

2031

2036

224,677

225,466

225,466

2,722

789

NIL

The overall population of the City is anticipated to grow by approximately 7,750 persons between
2016 and 2036. It is possible as a result of an aging demographic that the population of the City
may decline slightly between 2031 and 2036. For the purposes of this analysis we have assumed
no growth in the 2031 – 2036 period. It is noted that reduced population does not mean reduced
housing units since reduction in family size increases demand for housing.
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In order to determine the number of new households that will be required to accommodate that
population, it is necessary to consider the impact of declining household sizes. The decline of
household sizes is a phenomenon that is occurring across Canada. In Ontario, the household size
has declined at a rate of approximately 0.05 persons per household every five years for the past
two decades. In 2016, the average household size, according to the 2016 Census Canada
Statistics, was 2.25 persons per household. Using this declining rate we can project that that
household size will likely decline to 2.1 persons per household by 2031.
Ultimately, household size cannot continue to decline forever. It is expected that the rate of
decline in household size will slow over the next two decades as the result of younger adults
moving home, sharing of housing among younger and older people, accessory dwelling units
and immigration of larger families. As a result of these factors, we have reduced the rate of
decline of household size to one half of what has been experienced over the last 20 years, for the
next 20 years. This results in a household decline from 2.25 to 2.175 over the 20-year period.
The overall demand for housing will be a function of the increase in population between 2016
coupled with the decline of household size. Without considering population growth itself, the
decline in household size from 2.25 in 2016 to 2.175 in 2036 would result in an increased demand
for housing of over 3,300 units without any growth in the population. The population growth
augments this demand for housing by approximately 3,560 units resulting in a total demand for
housing between 2016 and 2036 of 6,900 units.
Table 2: Demand for Dwellings
Demand
2016

2036

2016 - 2036
7,750

Population Growth

217,716

225,466

2036 PPH

2.250

2.175

Total Dwelling Units

96,763

103,662

January 2018

6,900

MHBC | 57

Supply
The current supply of vacant residentially designated land in the City is approximately 317
hectares. Of that, approximately 107 hectares are currently in the development process. Through
the review of current development applications on those lands and discussions with City staff, it
has been determined that the development density is approximately 15 units per gross hectare.
This is confirmed by present applications (including draft/ pre-consultation applications) within
the East Pelton Secondary Plan area, immediately to the west of County Road 42 Study Area,
where the City is currently considering the plans of subdivision. The current applications in
process would generate approximately 1,605 units.
Of the remaining vacant and designated lands that are not currently in the application process
(210 hectares), approximately 100 hectares are currently located within the Spring Garden
Secondary planning area. This area is currently unserviced and constrained by Provincially
Significant Wetlands, species at risk and flooding. Those environmental features separate the
Spring Garden area from the current serviced limits of the City. Extending services over 1,000
metres to the area in the foreseeable future is unlikely due to the environmental constraints and
cost of extending services.
Figure 17: Vacant Designated Residential Lands (Source: City of Windsor, July 2017)
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It is acknowledged that required consistency with the PPS makes it unlikely that the City could
approve a significant number of new residential units on private or partial services. For this
reason, we have not assigned any future development for the Spring Garden area. This leaves 74
hectares of designated residential land available for development in the City, which at a density of
15 units per hectare, could generate an additional 1,110units. Therefore, the City’s total potential
supply of designated residential land could accommodate approximately 3,255 residential units.
Table 3: Supply and Demand
Density
(UPH)

Units

15

1,605

100

2

nil

110

15

1,650

Supply

Ha

Designated Lands

317

In Process

107

Remaining

210

Spring Garden
Other
Total

3,255

Demand –Supply

3,645

Supply and Demand
The demand for residential units identified above is 6,900 units. The potential supply is calculated
to be 3,255 units, resulting in a demand for 3,645 units to 2036.
The Official Plan for the City of Windsor as well as the PPS include requirements to consider and
support intensification and infilling. The City’s current target for infilling is 10 percent of all new
residential units. If 10 percent of the housing demand for additional units beyond what is already
in process can be provided through intensification (365 units), the end result would be a need to
designate additional lands to accommodate 3,280 units.
Based on future development, having an average growth density of 15 units per hectare, there
would be a need to designate approximately 219 hectares of land for residential purposes in
order to meet the City’s population growth targets to the year 2036. However, being consistent
with the PPS, the Secondary Plan should consider options that would consume less land, provide
for a range and mix of housing and develop a complete community with a more compact urban
form than what has historically been developed in Windsor.
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Range and Mix of Housing
The PPS requires that municipalities provide for a range and mix of housing types in planning for
future residential growth. At the present time, the City’s Official Plan indicates a desire to develop
a range and mix of housing densities. To provide a recommended housing mix, we examined the
building permits statistics from 2012 through to June 30, 2017. The January to June 2017 statistics
were doubled to provide a projection for a full build out for 2017. Table 4 illustrates the issuance
of buildings permits for new dwellings for that time period. This information indicates that the
City has experienced an annual growth of about 352 units per year and that approximately 70
percent of those units were low density, while 30 percent of those additional units were
townhouses or apartments. Therefore, we have recommended a housing mix as follows:
Low density
Medium density
High/Mixed Use

70 %;
20 %;
10 %.

Table 4: Building Permits
City of Windsor
Number of New Dwelling Units - as recorded by building permit issuance
Year

Singles

Semis/Duplex Rows

2012
41
6
30
2013
194
37
68
2014
153
26
46
2015
220
47
143
2016
268
68
126
2017 YTD *
236
80
16
Total
1112
264
429
Avg (over 5.5 years)
202
48
78
Annual Avg all Units
Per cent
57%
14%
22%
* YTD (Jan 1 to June 30)
Source: City of Windsor Planning and Building Department

Apts
0
0
62
66
3
0
131
24
7%

total units
per year
77
299
287
476
465
332
1936
352
100%

The following table sets out the proposed housing mix for the Study Area, based on the housing
demand of 3,280 units. It also provides for an area requirement. It is noted that utilizing this
approach reduces the area required for residential development from 251 hectares to 157
hectares. This prescribed housing mix should be contained in the Secondary Plan in order to
achieve the objectives of the PPS.
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Table 5: Residential Land Area Requirements
Density and Yield Assumptions
Low
Medium
High/Mixed
Density
Density
Use
Density (uph)
20
35
30
Ratio
70%
20%
10%
Units
2,296
656
328
Area requirements (ha) 114.81
18.74

Total
(ha)

3,280
134

Phasing of Development
Consideration should be given to the timing of residential development in the County Road 42
Secondary Plan Area. It is not realistic to assume that all of the development in the City from 2016
to 2036 will occur in the County Road 42 Secondary Plan Area. There are proposals currently
before the City. There is about 1,600 units potentially available. At 200 units per year, there is
approximately a 9 year supply of lands outside of County Road 42 Study Area. It will take about
five years following the approval of the County Road 42 Secondary Plan before residential units in
the area will be ready to be occupied. That will be into the 2021 – 2026 horizon. We believe that
100 units/year within the Secondary Plan Area is realistic as long as there continues to be
competition in the marketplace. This is especially true if higher densities and a more compact
community is to be developed as part of the County Road 42 planning policies. In the 2026-2031
period much of the existing supply will be diminished and that a greater share of the City’s
growth will be directed to the Study Area. For that horizon and for 2031 - 2036 it is anticipated
that 200 units/year could be developed.
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7.2

Employment Lands

Employment Growth
The employment rate in the City of Windsor significantly declined in the 2006 to 2011 period due
to the collapse of the manufacturing industry, including automotive manufacturing. Since that
time, employment within the City has increased steadily.
When the City acquired the expansion lands south to Highway 401 in 2003 it did so with the
primary objective of providing additional lands for employment purposes. The long-term
strategy was to direct employment uses to the County Road 42 corridor and the Highway 401
corridor.
The City retained EDP Consulting (‘EDP’) in 2008 to prepare a Study of the Need for Employment
Lands (the “EDP Study”). EDP considered three scenarios for growth in employment, a Base Case,
a Low Growth Case and a High Growth Case for employment at fixed places of work to the year
2026. The following are the projections contained in that report:
Table 6: Employment at Fixed Places of Work Projection
Employment at Fixed Places of Work Projections, Windsor
Scenario
2006
2011
2016
Base Case
120,700
120,970
126,200
Low Growth
120,700
117,560
119,120
High Growth 120,700
125,900
136,630
Source: EDP Consulting (2008)

2021
133,290
122,130
149,010

2026
141,840
125,220
162,520

The base case scenario would have approximately 21,140 new fixed places of work jobs between
2007 and 2026. It is noted that the EDP study accounts for the significant decline in
manufacturing jobs following the closure of several major employers in 2007 and 2008.
The EDP study considers a number of factors affecting the demand for new employment lands
including:




Increasing number of persons working at home;
Employment opportunities through intensification; and
Employment on Institutional lands.

Based on this assessment, it was determined that in the 2007 to 2026 period there would be
demand for 9,445 jobs on employment lands in the City as follows:
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Table 7: Estimated New Jobs on Employment Lands
Estimated New Jobs on Employment Lands in Windsor
Sector New Employment (2007-2026)
Manufacturing
4,545
Other Industrial Related
2,570
Population and Business Services 1,880
Institutional
450
Total
9,445
Source: EDP Consulting (2008)
At that time, EDP estimated the need for employment lands to be in the range of 536 to 661 gross
hectares. According to the EDP study, there was 100 net hectares of usable, vacant employment
lands within the City in 2007.
In 2008, Lapointe Consulting completed a study for the City entitled: Population and Housing
Projections: 2006-2031 and Affordable Housing Targets. Population growth has also been slower
than anticipated in this report. This could result in slower growth in employment. While EDP
considered the economic downturn in 2007, the report could not have considered that it would
take the City, as well as much of Canada, almost five years to recover from that downturn. To
reflect this economic history, the 2026 employment projection will be used as the 2031 projection
for the purposes of this analysis.

Supply of Employment Lands
In 2009, Dillon Consulting completed a Land Needs Analysis Report for the City, which included
an employment land needs assessment. The City has not designated additional employment
lands since the 2009 Dillon Study was completed. For the purposes of this Background Report,
the City conducted a review of available employment lands Citywide. The vacant employment
lands are depicted on Figure 18. Table 8 provides statistics on vacant employment lands.
In the chart the following criteria were used to describe the type of designated employment
lands:


MPAC Vacant Industrial refers to MPAC industrial assessment codes excluding agricultural
assessment codes.



Vacant Industrial Visual Analysis includes lands that are not part of MPAC industrial
assessment codes. These were identified by Planning staff using air photo interpretation
and image analysis techniques.
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Chronically Vacant includes industrial properties with structures that are included in the
municipality's Vacancy Tax Rebate program.

Figure 18: Vacant Employment Lands (Source: City of Windsor, September 2017)

Table 8: Statistics on Vacant Employment Lands
MPAC
Visual
Chronic
Area
Assessed
Review
Vacant
<1 ha
29.3
3.4
2.6
1 to 2.5ha
47.5
9.2
5
2.5 to 20ha
63.0
54.4
20.6
>20ha
0
149.2
0
Total
139.8
216.2
28.2

Gross ha
35.3
61.7
138
149.2
384.2

While the Municipal Property Assessment Corporation identifies only 139.8 ha of vacant
employment lands, the City has identified an additional 216.2 ha of land that is not assessed as
vacant employment lands, but is designated for that purpose and remains vacant. In addition,
the City has identified lands considered chronically vacant employment lands that are likely no
longer assessed for that purpose but continue to be designated or zoned for employment use.
This generates a potential supply of 384 gross ha.
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As with the residential lands supply, the City has reviewed the lands currently designated as
employment lands against more recent natural heritage features and hazards (geotechnical or
flooding) mapping. Some of the lands designated for employment purposes are being mined for
salt, creating substantial limitation on surficial development. From this assessment, the City has
excluded 73.7 ha of lands as shown on the table below.
Table 9: Exclusion of Unsuitable Lands
Potential
Visual
MPAC
Hazard
Review
1 to 2.5ha
4.1
0
2.5 to 20ha
18.8
8.9
>20ha
0
36.8
Total
28.1
45.7

Chronic
Vacant
0
5.1
0
5.1

Gross ha
4.1
32.8
36.8
73.7

This results in a balance of 310.5 ha. However, as identified in the EDP Study, parcels of less than
1.0 ha are not typically used as fixed place of work employment purposes and are typically used
for retail or service uses. As shown on Table 8, this represents 35.3 hectares of land. If we follow
this approach, the supply of employment lands currently available in the City would be 275.2 ha.

Employment Land Area Requirements
EDP recommended an employment density of between 23 and 28 jobs per ha be used for the
City. This is an acceptable density to use on a gross basis. Different types of areas will generate
different densities. Business Park type uses would generate densities of up to 50 jobs per ha while
light manufacturing and logistics would typically generate 10 to 15 jobs per ha. The Windsor
Regional Hospital will generate an employment density of 120 jobs per ha.
The available supply is 275.2 ha. Based on 25 jobs per ha, these lands could accommodate 6,880
jobs. Based on the EDP projection of 9,445 fixed employment jobs, there would be a need to
designate enough land to accommodate an additional 2,565 jobs in the City. At 25 jobs per ha,
there is a need to designate about 102 gross ha of land.
EDP identifies a number of land needs adjustment factors that need to be considered in
determining the land needs including:


Suitability factor - 5% was added to employment land requirements to take into account
potentially unsuitable lands from a topographic and environmental perspective;
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Vacancy factor -15% was added to provide for market choice; and



Conversion from Net to Gross lands - a net-to-gross factor of 80% is assumed to allow for
servicing, roads, parking areas, landscaping, etc.

We concur with this approach. These factors suggest that an additional 40 per cent beyond the
projected demand should be included in the total land needs for employment lands. Based on
these factors, the recommended amount of land to be designated should be increased by 143 ha.

Phasing
The Study Area was partly identified as employment lands when OPA 60 was undertaken. It
would be appropriate to extend that employment area across County Road 42 to Lauzon Parkway
in order to provide an employment corridor surrounding the Airport and high visibility from major
transportation routes.
It is unlikely that the employment lands adjacent to the Lauzon Parkway will be utilized for the
Business Park uses until the parkway is constructed. That will likely occur after 2031. Traffic
modelling for the County Road 42 and Lauzon Parkway ESR predicted traffic to 2031. Since this
modelling has been used to assess traffic implications for the Secondary Plan, consideration must
be given to the timing of development in the 2016 – 2031 horizon. From a traffic impact
perspective, it is suggested that these lands not be included within the 2031 horizon, reducing
the number of jobs in the 2016 to 2031 horizon to about 1,900 jobs, not including the hospital. It
is recommended that a phasing approach be used for the employment lands.
The proposed new Windsor Regional Hospital will generate approximately 3,000 jobs in the
proposed County Road 42 location. However, a number of those jobs are being transferred from
the existing three hospital sites that will be re-purposed for healthcare and other uses.
Notwithstanding, many of those jobs will also occur as new employment opportunities for the
acute care facility.
Current planning policies require consideration of more compact communities, including
employment areas. The Secondary Plan should establish a goal of achieving higher employment
densities in order to make more efficient use of infrastructure and minimize land consumption in
accordance with the PPS (S. 1.1.3.2). While historically the employment areas of the City have
developed at about 23 jobs per ha (EDP Study), densities in the Business Park Type Two (Prestige
Employment Areas) should be planned to reach greater densities. In the long term, those areas
should reach employment densities of 50 jobs per ha. However, it is likely that development of
the lands proposed to be designated for that purpose will be reached beyond 2031.
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8.0
8.1

Best Practices Review

Ontario Experience

In order to build upon experiences in other urban municipalities, we undertook a review of recent
hospital developments within suburban/greenfield locations. The purpose of this review was to
identify key issues that arose through those planning processes and to address them in a
proactive manner.
Through our review we looked at hospital examples in:








Oakville
Thunder Bay
North Bay
Markham
Barrie
St. Catharines
Woodstock

Based upon this analysis we determined that there were a number of similarities amongst these
hospitals which provide an indication about why they located where they did. The hospitals we
examined were generally intended to serve a regional function. As a result, all examples were
located in close proximity to a regional transportation corridor.
Another similarity was the lot size of these hospitals. In all cases, the new facilities were much
larger in terms of building size and site area than the hospital(s) they replaced which indicates
that lot size was an important factor in determining their location. Larger open areas of land are
generally more widely available in periphery / greenfield areas.
Through our examination we discovered that after these hospitals were developed, additional
development generally followed in the immediately surrounding areas. Accordingly, transit
service was extended or modified to accommodate the new development.
With respect to land use designations for the hospital sites and the surrounding properties, we
discovered that Employment and Institutional designations were most commonly applied to the
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hospital sites. For example, the hospitals in Oakville and St. Catharines are located on lands that
are designated Employment. In many instances the hospitals are surrounded by Employment or
Prestige Employment designations.
Based upon this examination we derived the following take away lessons:


Ample property is required to accommodate a regional scaled hospital facility;



These properties should have convenient access to regional transportation networks to
serve the larger population base;



Generally the lands immediately surrounding the hospitals are designated prestige
employment or institutional; and



Transportation networks surrounding the hospital must be able to accommodate traffic
volumes associated with a hospital use.

Recognizing that each hospital development is unique given the local surrounding context, we
were able to apply the above noted lessons to the development of the Secondary Plan. In
particular we designated a majority of the abutting lands for employment uses.
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9.0
9.1

Proposed Secondary
Plan Overview

Development Options and Principles

In order to develop a preferred development option for the County Road 42 Secondary Plan area,
a number of alternative options of land use were considered. The initial introductory public
workshop in 2016 showed a basic land use pattern for the area centered around the location of
the proposed Windsor Regional Hospital as a single development option. This was presented for
discussion purposes only and was not given a detailed assessment or identified as a preferred
option. Prior to the June 14, 2017, stakeholders’ workshop, MHBC developed a series of
development options, including the initial development option to be considered by the
stakeholders group. Each of the options proposed alternative locations for residential,
employment, commercial and open space uses. In each option, there were a number of
consistent features that were carried forward throughout the consideration of options. Those
features are:


Location of Lauzon Parkway;



Required stormwater management facilities as part of the Upper Little River EA;



Locating employment uses adjacent to County Road 42 in accordance with OPA 60;



Identifying the natural heritage features that had been identified through other studies
described in this Background Report; and,



Location of the Windsor Regional Hospital.

At the June 14, 2017, stakeholders’ workshop, the group was asked to review a series of options
and provide comments on the two options that had been developed by MHBC. In addition to
consideration of the comments on those options, many of the attendees at the stakeholders’
meeting requested that the Study Area and County Road 42 Secondary Plan extend further south
to include additional properties south of the proposed stormwater management system on the
south side of Baseline Road. This request was made in an effort to minimize fragmenting property
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holdings within the County Road 42 Secondary Plan area. Following that meeting, MHBC and the
City reviewed a larger study area by extending the review of future land uses approximately 900
metres south of Baseline Road. The final limit of the County Road 42 Secondary Plan area however
must be guided by the PPS requirement to identify only as much lands as required to meet the
20-year horizon; in this case the 2036 horizon. Based on the growth management exercise
undertaken as part of this Background Report, approximately 400 ha of land can be designated for
future land uses by 2036. Therefore, despite studying the potential uses beyond the preferred
Study Area boundary, it was determined that the requested study area included too much land to
be justified for future designation at this time. Those lands may be considered during the next
growth management study for the City, likely after the 2021 census is completed.
Each of the development options that were considered in June 2017 were planned as a complete
community utilizing a more compact urban form than what has traditionally occurred in other
places in the City in order to be consistent with the PPS. The preferred development option is
based on the land area requirements determined by the growth management analysis outlined
in Section 7 of this Background Report.
Building upon the comments obtained at the stakeholders’ workshop and the public open house
session, the preferred development option was developed in consideration of the following
principles:

Complete Community throughout the Development
Based on the likelihood of servicing and phasing described above and in consideration of the
objective to develop a complete community throughout all phases of development, it was
necessary to include low density development north of Baseline Road even though the earlier
concepts proposed that all of the low density residential areas were located on the periphery of
the County Road 42 Secondary Plan area. This provides for a range and mix of housing
throughout the development of the County Road 42 Secondary Plan area and provides more
choice for future residents in terms of housing.

Compact Urban Community
As noted in the Section 7, the historic development in the City of Windsor has developed at a
density of approximately 15 units per hectare. The objective of the County Road 42 Secondary
Plan is to promote a more compact, complete community within the Study Area, thereby
reducing land area requirements as well as associated infrastructure and servicing costs.
Therefore, the residential land area requirements have been based on the more compact
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community and hence reduced land area requirements from what was previously considered in
other options.

City Structure
In consideration of the comments received throughout this process regarding concerns about
greenfield development and the potential negative impact to the City’s downtown area, the
Community Core designation has been altered as a mixed-use designation, which will provide for
lower densities for both commercial and residential purposes. Similarly, the Community
Commercial designation has been revised to a Neighbourhood Commercial designation which
reduces the stature of this area within the City’s commercial hierarchy.

Employment Focussed
One of the primary reasons for the City annexing the lands south of County Road 42 and
preparing OPA 60 was to provide more opportunities for employment lands in the City. The
employment target for the Study Area is just under one job for each person. The combination of
increased residential densities results in a need to shift some residential lands to employment
lands in the preferred development option.

9.2

Phasing of Development

Following a review of the development proposals in the City at the present time, it is clear that
the development of the County Road 42 Secondary Plan area is likely to occur after the East
Pelton Secondary Plan area is serviced and begins to build out. Realistically, the East Pelton
residential development will likely come on stream in 2018. As a result of that and understanding
that it takes, on average, five years from application submission to completion of construction, it is
unlikely that the County Road 42 Secondary Plan area residential development will be on stream
until 2022. It is likely that the hospital and associated employment areas will develop first and
that development within the Secondary Plan area will proceed in a north to south direction from
County Road 42 in terms of employment uses and a west to east direction from East Pelton for
residential purposes. Consideration of the timing of development and the goal of establishing a
complete community as soon as possible in the County Road 42 Secondary Plan area results in a
need to shift some residential development and associated amenities such as parkland and
neighbourhood commercial uses north of Baseline Road.
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9.3

Proposed Secondary Plan Overview

The preferred development option maintains the employment uses adjacent to County Road 42
save and except for the location of the major institutional use, the proposed Windsor Regional
Hospital. The mixed use area south of the major institutional area would provide opportunities
for both residential and commercial uses, including offices and some retail uses that would be
designed to be compatible with the location of the hospital uses and provide service commercial
as well as medium density residential uses. Those commercial uses would primarily serve the
County Road 42 Secondary Plan area but may also include offices that may be in association with
the major institutional use. This core of the County Road 42 Secondary Plan area is then
surrounded by medium density uses to enable higher population density close to the
employment uses to promote a complete community where people could live, work and play in
the same area.
The neighbourhood park provides an area of approximately 6 hectares (15 acres) where people
from all locations in the County Road 42 Secondary Plan area could easily access neighbourhood
facilities such as baseball diamonds, soccer pitches and other land extensive recreation facilities.
The park is connected by an open space system that connects the natural heritage areas to the
east and west. This open space system also connects to the stormwater management system
and continues south of the stormwater management system at Baseline Road to act as a buffer
between the Ray and Joy Road residential area and new low-density residential development in
the southerly part of the County Road 42 Secondary Plan area.
Uses adjacent to the Lauzon Parkway to the east have been identified as Business Park Type 1 and
Business Park Type 2 uses. This designation is in recognition, in part, of comments received from
members of the public that suggested residential uses adjacent to a freeway are not desirable. It
also recognizes the City’s need for additional employment uses and takes advantage of the high
exposure next to the proposed Lauzon Parkway. The types of uses permitted in this area should
include a somewhat broader range of commercial uses including hotels, motels, restaurants and
automotive campuses to take advantage of the frontage along the Lauzon Parkway.
As noted in the previous description, the common elements of the Lauzon Parkway, Little River
Stormwater Management System, Windsor Regional Hospital proposed site and natural heritage
features have been preserved throughout this planning process. The major road system is
consistent with the roads identified in the Lauzon Parkway EA. There are midblock collectors
shown between Baseline Road and County Road 42 in the midblock areas on either side of the 9th
Concession as well as a midblock collector central to the County Road 42 Secondary Plan area
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north of Baseline Road and a collector road system for that portion of the Study Area that is east
of Lauzon Parkway.
Figure 19: County Road 42 Secondary Plan - Land Use Plan

Local roads are not shown but would be determined through the subdivision process. The
following table outlines the land areas and potential yields that have been incorporated into the
preferred development concept.
This development concept has the ability to accommodate approximately 3,280 units (7479
persons) and approximately 6,993 jobs. The employment to population ratio would be close to
1:1. This is intended to meet Windsor’s long-term employment strategy for the area. The open
space and parkland system represents about five per cent of all of the developable land in the
County Road 42 Secondary Plan area.
This concept plan will form the basis of the County Road 42 Secondary Plan submitted for
approval to the City.
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Table 10: Secondary Plan Development Yield
Designation
Area (ha)
Low Density Residential
Medium
Density
Residential
Mixed Use
Major Institutional
Business Park One
Business Park Two
Open Space
Neighbourhood
Commercial
Neighbourhood Park
Core Natural Heritage
Storm Water Management
TOTAL

January 2018

Residential Units

110.8

2296

23.7

657

14.3
25.6
68
35.4
8.1

328

1.8
5.9
11.2
96.6
401.4

Employment

715
3000
1700
1770

90

3280

6993
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10.0

Recommendations
and Conclusions

The City does not currently have sufficient land designated to meet its projected needs over the
next 20 years as required by the PPS. Designating the lands within the County Road 42 Secondary
Plan area will fulfill the City’s requirements to be consistent with the PPS, as required by the
Planning Act. The Supply and Demand analysis outlined in Section 7 of this Background Report
identifies a need to designate approximately 157 ha of residential lands and 143 ha of
employment lands in order to provide sufficient land to accommodate growth to the year 2036 in
the City.
Lands in the Study Area are the next logical location for greenfield development in the City.
Lands to the west of the Study Area, within the most recently approved East Pelton Secondary
Plan area are currently subject to development applications. Lands to the north of the Study Area
are comprised of the Airport and are developing in accordance with the Airport Master Plan.
When the City annexed the lands south of County Road 42 to Highway 401, it approved OPA 60.
This amendment places a number of urban designations on the lands that are subject to the
County Road 42 Secondary Plan, clearly identifying these lands as being destined for urban
development. OPA 60 requires that a Secondary Plan be completed before any major
development, such as the hospital, occurs in the area. The situation is very similar to when the
Province announced the development of the Southwestern Correctional Centre which resulted in
the need to prepare the East Pelton Secondary Plan.
Windsor Regional Hospital completed a comprehensive assessment of its future needs and
determined that a new hospital facility was the best approach to providing full health and
medical care to the City and Essex County. Following a detailed site selection process a future site
located on the south side of County Road 42, in the central part of the Study Area was selected as
the most appropriate location for the new hospital. The new facility will be approximately 90,000
square metres and employ approximately 3,000 people. Given the significance of the facility,
there will be associated uses that will be developed in proximity to the new hospital.
Consideration must be given to how the lands surrounding the new hospital will develop.
At the time of preparation of this Background Report the City was in the process of completing
the Upper Little River EA that determines the requirements for dealing with Stormwater
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Management in this part of the City. The County Road 42 Secondary Plan plays a critical role in
designating the lands required for this purpose and establishing the mechanism for acquiring the
required lands and funding of the required infrastructure. The lands required to accommodate
the stormwater management system are just under 100 ha.
The proposed County Road 42 Secondary Plan has been designed to develop as a complete
community. The policies in the plan require the community to develop as a compact urban area
that makes efficient use of land and infrastructure and supports the extension of transit to the
area. The community will develop as a new urban node that will be focussed on future
employment opportunities that exist as the result of transportation connections now and in the
future.
We are of the opinion that this proposed County Road 42 Secondary Plan represents good
planning for the Study Area and the City as a whole. We recommend that the City adopt the
proposed Official Plan Amendment: ‘County Road 42 Secondary Plan’ submitted in conjunction
with this Background Report.
Respectfully Submitted

Jim Dyment BES, MCIP, RPP
Partner
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Carol Wiebe, BES
Partner
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Appendix A
Public Consultation Presentation Materials

Purpose of this Session:
The purpose of this Public Information
Session is to:
•
•
•
•

Present background information.
Present a draft Land Use Concept for the
Secondary Plan Area.
Obtain your input on the draft documents.
Outline the next steps.

Study Area:
The Study Area includes 221 hectares of land located
within the Sandwich South Planning District.

Draft Land Use Concept:

Internal Transportation Network
(Existing and Proposed):

- Planning
- Public Consultation
- Secondary Plan
Preparation

- Environmental/
Natural Heritage
- Servicing
- Transportation

Agenda
5:30 – Discussion and Consultation
6:00 – Overview Presentation
6:15 – Discussion and Consultation
7:00 – Overview Presentation (same)
7:15 – Discussion and Consultation
8:00 – End

COUNTY ROAD 42 - SECONDARY PLAN
Public Consultation Session
Wednesday, July 5, 2017

Purpose
Advance preparation of County Rd 42 Secondary Plan
Provide participants with information
Describe current preferred development plan
Seek information/ advice and ideas about future development
of area
• Share comments/
concerns
• Identify additional work
• Comment forms are
provided
•
•
•
•

1

Annexed Area Master
Plan – OPA #60

Secondary
Plans

•

December 2002 Boundary
Adjustment

•

•

April 2007 – OPA #60 set out broad
land use designations

Establish a more detailed
development plan than what
presently exists in the Official Plan

•

•

Requires Secondary Plan for major
development

Consider transportation, servicing
and staging to create a complete
community with places to live,
work and play

•

Consider what is being planned in
adjacent areas and the rest of the
City

•

Provide more detailed
development policies to ensure
orderly development of this part
of the City

•

Include policies on design,
parkland, trails and
population/employment targets

2

Related Planning/EA Studies

3

East Pelton
Secondary Plan
•
•
•
•

•

Initiated in 2008
ORC determines site of
Southwest Detention
Facility 2009
Approved as OPA #74 June
2009 and OMB November
2010
OPA 94 designates Future
Development Areas as
Low and Medium density
Residential
OMB approved December
2016

Airport
Master Plan

Lauzon Parkway
Environmental Study
Report

•

City initiated in 2009

•

•

Covers 800 ha of City
owned Airport lands

•

•

Establishes facilities,
infrastructure and future
land use to 2031

•

•

PIC May 2011
•

2009 MTO and City
initiate project
ERS Report filed with
Ministry of
Environment January 2014
Addendum
requested by City March 2014
Completed - May
2015

4

Upper Little River Master Plan EA (Underway)

5

Hospital Site Selection Process
•
•
•
•
•
•
•

January 2013 Ministry of Health approves funding for Stage 1 of planning new facility
May 2014 Steering Committee establishes Site Selection Committee – 10 Volunteer Members
32 Criteria established to assess potential sites
22 sites assessed against criteria
July 2015 preferred site selected
Process monitored by Fairness Advisor
Site selection process is now complete – next stage is planning surrounding area

6

Public Consultation
September 7, 2016
Public comments
• Location of Hospital
• Accessibility/transit
• Connected trail system
• Environment/ climate change impacts
• Need a complete community
• Amount of greenspace

7

Property Owners Meeting
June 14, 2017
Summary of Stantec September 2016 and comments
Identified key elements that should be common to each option
Developed two Options for further consideration by stakeholders

KEY COMMENTS
•
•
•
•

Expand Study Area South to avoid splitting properties
Provide more information about acquisition of lands for stormwater management
and other public purposes
Concern about residential development next to Lauzon Parkway
Provide more information about permitted uses in designated areas

8

Land Acquisition Options
COMMUNITY-WIDE FACITLITIES AND
INFRASTRUCTURE
•
•
•
•

Parkland/ Open Space
Stormwater Management
Extension of Piped Services
School Sites

TYPICAL APPROACHES
•
•
•
•

Cost Sharing Agreements for benefitting parties
Development Charges
Parkland/infrastructure dedication through
development
Bonus Zoning – increased density or height in
return for public benefit

9

Fixed Features of Secondary Plan
Lauzon Parkway, County Road 42,
major intersections ( traffic circles)
as per Lauzon Parkway ESR
Stormwater Management System
as per Upper Little River Master
Plan EA
Key Natural Heritage Features as
per Lauzon Parkway and Upper
Little River EA and ERCA mapping
Employment Lands adjacent to
County Road 42 as per OPA #60
Future Windsor Regional Hospital
Site
10

Assessment of
Options
Option 1 generally preferred by
stakeholders and City staff
Extension of Secondary Plan Area to
capture complete holdings and Ray
& Joy Road
Reconsider land uses at County Rd
17 and County Rd 42 due to access
– Low density and Business Park
Relocation of Community Park to
adjacent to woodlot

11

Preferred Development Plan

12

Examples of
Permitted Uses by
Designation

Designation

Permitted Uses

Density

Height

Low
Density







Single detached
Semi-detached
Duplex
Row housing
Multiple up to eight units

29 units/ha

14 m

Medium
Density
Residential






Row Housing
Town Housing
Stacked Townhouses
Low rise apartment

30 – 79 units/ha

26 m

High
Density
Residential
Business Park
Type 1



Apartment

More than 80 units/ha

58 m

•
•
•
•
•
•
•

Offices
Services
Information processing
Communication
Ancillary Retail and Wervice
Hotels
Manufacturing inside – no emissions

75 jobs/ha

18 m

Business Park
Type 2






75 jobs/ha

18 m



Research and Development
Training and Education
Offices
Manufacturing sales and services of
specialty equipment related to health
Medical offices

Community
Core







Medium density residential
Retail and Service Commercial
Offices
Cultural, Recreational and Entertainment
Institutional

40 – 60 units/ha
200 jobs/ha

10 – 18 m

Major
Institutional






Hospital
Post Secondary Education
Ancillary Residential
Ancillary CommercialUuses

Community
Commercial







Supermarket
Hardware/Home Improvement
Restaurant
Service Commercial
Service Station

10,000 sq m

14 m

Mixed Use







Retail and Service Commercial
Offices
Entertainment
Residential
Open Space

75 jobs/ persons/ha

18 m

32 m

13

Next Steps
•
•
•
•
•

Review comments
Revise plan
Consult with City/ ERCA/ Airport
Develop Secondary Plan Policies
Public meeting with City – Fall 2017

Thank you for attending this evening
Jim Dyment
Eric Miles
Carol Wiebe

jdyment@mhbcplan.com
emiles@mhbcplan.com
cwiebe@mhbcplan.com
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Appendix B
Comments Received and Responses

Comment Category
Hospital Location / Site Selection Process

Summary of Comments Received
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐

‐
‐

Traffic / Transportation Network

‐
‐

‐
‐
‐
‐

‐
‐
‐
‐

Site choice for Hospital was not fully reviewed.
Site selection not related to health care services but profit at a
cost to the taxpayers.
Met Campus on Ouellette Ave is the best place to build a new
hospital.
Confusion about site selection evaluation and relationship with
Secondary Plan.
The location is central for the County, most residents in the City
live north of the site.
The ER should be located closer to where more of the population
is.
One large hospital far from population does not best serve people
and is not about improving healthcare access, but about profit.
Concerned about access to care for those living with severe, life
threatening health conditions
Current hospitals are accessible for these people living in the
downtown.
Concerned about long ambulance trip times from the downtown
Hospital will be inaccessible to economically disadvantaged West
Side/Sandwich area. These people often do not have private
vehicles
How do we get a copy of the Ministry of Health’s Design
Guidelines and/or the ToR for the Site Selection Process?
Megahospital and proposed development will reinforce economic
divisions over healthcare.
Concerns re: traffic issues because of Walker Road
Will create a city that is fragmented and of too low density to
implement logical transit systems. For public transit to be
efficient, useful and cost effective, it requires density, logical
street network and good land use planning.
Concerned about access to new hospital
Dedicated bus lanes should be included
Concerns of low density development re: transportation options
Transit should be in place when the hospital is built, not after
development occurs and have frequent service unlike the route to
the Airport. The hospital should not only be accessible by car, and
this will increase carbon.
Requires additional road work not in City budget
Will increase traffic congestion
Not feasible location for public transportation or emergency
services or infrastructure
Windsor Transit indicated that service will be extended when

Response
‐

‐

‐

‐

‐

‐

‐

The selection of the hospital site was separate from this Secondary Plan process and outside
of the scope of the Secondary Plan process. The purpose of the Secondary Plan is to establish
an appropriate development framework so that development may proceed when warranted
in light of the work already completed by the City to plan for growth in this area.
Because the chosen location for the hospital was designated Future Employment and Future
Urban, Sections 6.13.3.2 and 6.13.4.2 require the completion of a Secondary Plan and other
appropriate studies. Accordingly, this Secondary Plan is being completed to comply with the
Official Plan.

A Transportation Background Study which incorporated information from the Lauzon
Parkway Improvements Class Environmental Assessment has been completed by LEA
Consulting. Their study findings have been incorporated in the Background Report for the
Secondary Plan.
Windsor City Council has indicated there will be transit service to the hospital. Further
discussion will occur with Transit Windsor as the project progresses. It is expected that
transit services to the area will increase to coincide with projected demand when the
hospital is completed.
Through the Lauzon Parkway Environmental Assessment (EA), the City had planned to
complete roadwork in this area of the City in advance of this Secondary Plan process. This EA
was undertaken to plan for increased traffic in anticipation of future growth and
development.
The Road Network as shown on the concept plan has been revised to reflect the
recommendations of the Lauzon Parkway Improvements Class Environmental Assessment
Study.
The location of local roads will be determined at the time of site development. The concept
plan only shows collector and arterial roads.
1

Appendix C: Comments Received and Responses

‐

‐

Impact on Core and Existing
Neighbourhoods

‐
‐
‐
‐
‐
‐
‐
‐
‐
‐

Utilization of Brownfield / Vacant Sites

‐
‐
‐
‐

Provision of Healthcare

‐
‐
‐

hospital is built and there is the population to support it in the
area. There is no population growth projected in the Windsor
Essex region for the next 25 years. As a result, transit will be
inadequate.
Concerns re: the proposed road network as shown at the
Information Session. The plans presented indicated a cul‐de‐sac at
County Road 17 and County Road 42. Lauzon Parkway
Improvements Class Environmental Assessment Study identified
the intersection as remaining open with a right‐in and right‐out
configuration. Limiting access to the lands from the south appears
to be in contradiction to the previous study and reports and
creates concern.
Proposed Road E of Hospital, W of Natural Heritage and S of CR 42
should show a road connection to the E to allow connections to
the hospital lands from the east. Confirm road access to CR 42 for
those lands.
Takes jobs away from the core.
Concerned about degradation of City’s core and existing
neighbourhoods within the City
Hospitals are a necessary element for a good core.
Improve the buildings that already exist in the core
Will hollow out other areas of the City
Hospital services should be downtown to support the core
The site location will devastate existing commercial centres in
Windsor.
Concern of businesses leaving the core (vacancies) instead of
investing in the core.
Moving the hospital out of the city will result in supporting
businesses, doctors offices relocating as well, leaving core
residents fewer options les and are most in need of access to
healthcare.
Growth can be accommodated through brownfield
redevelopment and infill development.
Should be located on vacant or underutilized land before
developing agricultural land
Reuse existing hospital or use a vacant site in the City instead of
developing agricultural lands does not make financial sense
The city has an excess of vacant sites for redevelopment
Pushes services away from people who need them
Does not believe new hospital will lead to better health care
system.
Increased need for healthcare and should be in a central location

‐

‐

‐
‐

‐

The new acute care hospital is part of a broader plan called the new Windsor‐Essex Hospitals
System. The system includes investment in healthcare in the City’s downtown core to
provide residents with Urgent Care, Chronic Pain Management and Outpatient Mental
Health services. The system also includes a mental health centre of excellence, dialysis
services and expanded diagnostic imaging at the Hôtel‐Dieu Grace Healthcare Tayfour
Campus.
The vitality of the core depends on many factors, not just the presence of an acute care
health facility.

Development in the Secondary Plan area does not preclude infill development in other parts
of the City
The new acute care hospital is part of a broader plan called the new Windsor‐Essex Hospitals
System. The system includes investment in healthcare in the City’s downtown core to
provide residents with Urgent Care, Chronic Pain Management and Outpatient Mental
Health services. The system also includes a mental health centre of excellence, dialysis
services and expanded diagnostic imaging at the Hôtel‐Dieu Grace Healthcare Tayfour
Campus. The plan includes redevelopment at the current Ouellette Campus.
The selection of the hospital site was separate from this Secondary Plan process and outside
of the scope of the Secondary Plan process. The purpose of the Secondary Plan is to establish
an appropriate development framework so that development may proceed when warranted
in light of the work already completed by the City to plan for growth in this area.
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‐
‐
‐
‐
‐

Urban Sprawl / Loss of Agricultural Lands

‐
‐
‐
‐
‐

No justifiable healthcare reason for the hospital location
UCC proposed for University Ave does not deal with life
threatening illnesses
What about the Cancer Centre at the Lens site?
In Windsor, there will be no emergency care in the city core for
residents aging in place.
Healthcare money being used for development instead of
focusing on providing healthcare.
Urban sprawl is dangerous especially when the core is neglected.
Environment is being ignored by the Plan. Shouldn’t be growing
onto prime agricultural lands.
Exacerbates urban sprawl without projected population growth
Long term impacts of development of farmland. Will burden the
tax base because of infrastructure, transit, maintenance costs
Agricultural uses should continue until the development is
needed and appropriate.

‐

The new acute care hospital is part of a broader plan called the new Windsor‐Essex Hospitals
System. The system includes investment in healthcare in the City’s downtown core to
provide residents with Urgent Care, Chronic Pain Management and Outpatient Mental
Health services. The system also includes a mental health centre of excellence, dialysis
services and expanded diagnostic imaging at the Hôtel‐Dieu Grace Healthcare Tayfour
Campus. Therefore, the Ouellette Campus will be redeveloped and will continue to be used.

‐

Growth in this area was anticipated and planned for by the City in advance of this process. In
2002 the City acquired additional lands, including the Secondary Plan Area lands, to
accommodate future development. A Master Planning Study for this area was initiated in
2004 which was the basis for Official Plan Amendment #60 (OPA #60). OPA #60 was
approved by the Ontario Municipal Board in 2007 and established a planning framework for
future development in the area. Additional subsequent studies were completed or initiated
including the Lauzon Parkway Improvements Class Environmental Assessment to plan for
increased traffic and the Upper Little River Watershed Master Drainage and Stormwater
Management Plan Environmental Assessment to plan for stormwater management in the
area. The purpose of this Secondary Plan is to establish an appropriate development
framework so that development may proceed when warranted in light of the work already
completed by the City to plan for growth in this area.
The Secondary Plan area does not contain prime agricultural land. The majority of the
Secondary Plan area is designated Agricultural Transition Area on Schedule A of the Official
Plan which is intended to accommodate development over the twenty year planning horizon
to 2026 subject to completion of Secondary Plans. Therefore, none of the land within the
Secondary Plan area is considered protected agricultural land.
The PPS requires that municipalities provide an adequate supply of lands for a range of uses
up to a 20 year planning horizon. Through the Secondary Plan process, a growth
management exercise was undertaken which verified a need for additional residential and
employment lands to meet this requirement.
The Secondary Plan Area is within the City Boundary / Settlement Area according to
Schedule A of the Official Plan. All land within the settlement boundary is designated for
development or future development purposes.
Until such time that development is warranted within the Secondary Plan area, the lands can
continue to be used for agricultural purposes. The Secondary Plan does not preclude
agricultural use before development occurs.
The Secondary Plan area will not be developed until demand is warranted. The need to
designate land for development in this area has been demonstrated through a growth
management exercise completed in conjunction with the City. The Secondary Plan Area is a
designated growth area and is within the Settlement Boundary according to Schedule A of
the Official Plan. Section 1.1.3.6 of the PPS directs that new development within Settlement
Areas should occur adjacent to the existing built‐up area and shall have a compact form, mix
of uses and densities that allow for the efficient use of land, infrastructure and public service
facilities. The Secondary Plan represents the orderly expansion of development within the
City’s Settlement Area boundary in a manner that will provide a mix of uses in a compact

‐

‐

‐

‐

Climate Change / Environmental

‐

‐
‐
‐

The secondary plan promotes further dependency on the
automobile, one of the most significant contributors to climate
change.
Concerns re: stormwater management and floodplain
development
Concerns of climate change and carbon / fossil fuel impacts
specifically around vehicles
The development of this land for a hospital is not suitable
because of stormwater runoff which requires a large tract of land

‐

3
Appendix C: Comments Received and Responses

‐
‐
‐
‐
‐
‐

‐
‐
‐

‐

Airport

‐
‐
‐
‐

In Favour

‐
‐
‐
‐

‐
‐

Concerns of increased precipitation and flooding, and extreme
heat in the Region.
Urban heat island effect will increase with the conversion of
farmland to housing, surface parking and roads.
Connect green areas through SWM area.
The proposed SWM facility is almost 4 times the size of the
hospital land.
Clarification is required about the location, cost sharing and
requirements for lands to be set aside for SWM corridor.
The SWM System identified on the Preferred Development Plan is
inconsistent with the Council Adopted Concept for the Windsor
Annexed Area.
Concerns with the extent of the SWM System designation shown
on proposed Secondary Plan
Requesting clarification as to how the extent and location of the
proposed SWM designation was determined.
Requesting clarification about policy objectives and directives
regarding the SWM System and Open Space designations,
including but not limited to development setbacks and buffers,
and future acquisition of the SWM Systems and Open Space areas
by the City of Windsor.
Maps do not show equal placement of the corridor on both sides
of Little River and the identification of the Core Natural Heritage
designation to Baseline is incorrect.

Concerned about impact of airport noise
Concerned about impacts of the hospital on the airport and vice
versa.
Lack of similar situations where airports and hospitals are located
next to each other
Wants three examples of where hospitals have located next to
airports.
Concerns re: airport and possible expansion / safety
Need for improved health services in Windsor
Supportive of site location
This is a Regional hospital not a Windsor hospital and nearly half
of residents live outside of Windsor and are contributing to levy/
taxes
Will be more accessible to residents who live in the County
Windsor’s core area will be getting a $400M facility for Urgent
Care and in the County we would like to have this availability

‐

‐
‐

‐
‐

‐

‐
‐
‐

fashion. The PPS does not prohibit greenfield development and the Concept Plan for the
Secondary Plan area is compliant with Provincial Policy.
Dillon Consulting has analyzed the natural features in the Secondary Plan area in order to
ensure that any negative impacts from development are mitigated. In addition, the City has
undertaken the Upper Little River Watershed Master Drainage and Stormwater Management
Plan Environmental Assessment to specifically address impacts from climate change on the
stormwater management system. The Secondary Plan will reflect the recommendations of
the EA.
Green areas including Natural Heritage features will be linked through Open Space areas and
the stormwater management corridors which are both planned to include Multi‐Use Trails.
The City has been planning for stormwater management solutions in the Sandwich South
Area since 2012 when work was initiated on the Upper Little River Watershed Master
Drainage and Stormwater Management Plan Environmental Assessment to protect existing
resources as development continues in the upper reaches of the Little River. The EA was
initiated well before the hospital location was selected and was initiated to plan for growth
that was planned for through OPA #60.
The purpose of the Secondary Plan is to establish an appropriate development framework so
that development may proceed when warranted.
Details about the lands to be set aside for the SWM corridor are provided in the Upper Little
River Watershed Master Drainage and Stormwater Management Plan Environmental
Assessment. Cost sharing details are still being finalized.
Policies regarding Natural Heritage features in the City of Windsor are provided under
Section 6.8 of the Official Plan. Section 6.8.2.4 states that “…any proponent of development
adjacent to lands designated as Natural Heritage may be required to complete an
Environmental Evaluation Report or other suitable study in accordance with the Procedures
chapter of this Plan. The identification of adjacent lands subject to this requirement will be
determined on a site specific basis by the Municipality, in consultation with the province
and/or the Essex Region Conservation Authority.”
The 2010 Airport Master Plan was consulted to asses those lands that would be impacted by
noise from airport operations.
No residential uses or sensitive uses, including the hospital, will be located in areas above 30
NEF/NEP in accordance with Section 1.6.9.2 of the Provincial Policy Statement.
Additionally, height limitations in proximity to the airport have been addressed in the
Secondary Plan in accordance with Federal regulations.
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‐
‐
‐
‐

Public Consultation

‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐

We must work together to get this hospital built ASAP for
everyone
The hospital is not only for Windsor. There are people in the
County who also cannot drive or who have disabilities.
The County is supporting paying for this hospital and will also be
using the facility.
Supportive of the location of the hospital and generally agreeable
to the mix and range of land uses proposed.
History of planning decisions without public input, and supportive
research and studies
Concerns re: difficulty to obtain information about site selection
process.
Lack of consultation for site selection
Concerns re: public meeting location
Doesn’t believe landowners are participating in development of
secondary plan and they should be
What will the City led meeting in September look like?
The project has had a lack of transparency since the proposal
started.
Will public feedback be made public?
The location of the meeting was suburban and not inclusive for all
residents, impacting the quality of public consultation.
Excluded residents who will be most negatively impacted by the
proposal.
Additional public meetings should be organized north of E.C. Row
and future meetings need better promotion.

‐

‐

‐
‐
‐

‐

‐

Cost to Taxpayers

‐
‐
‐
‐
‐
‐
‐
‐
‐
‐
‐

City can’t afford to spread out as the City has a significant
infrastructure deficit.
Concerns of tax increase to cover costs of the hospital
Concerns with the cost of infrastructure to service the new
hospital
Concerns of cost of land and servicing
Concerned about land acquisition costs
Development of the site is benefiting developers not the citizens.
Financially irresponsible re: infrastructure instead of responsible
methods of development such as infill.
Concerns re: high costs of engineering and flood abatement
Concerns re: debt load on Windsor property owners
Concerns re: costs of P3 hospitals
Will the megahospital pay development fees to cover

‐

‐

The process related to the hospital selection is outside of the scope of this Secondary Plan
process. Information about the site selection process is available on the Windsor Regional
Hospital website www.windsorhospitals.ca.
With respect to the Secondary Plan process, two public consultation events were held to
solicit comments and answer questions about the project. The first was on September 7,
2016 held by Stantec, and the second was on July 5, 2017 held by MHBC. A meeting with
owners of land in the Secondary Plan area was also held on June 14, 2017.
Answers to all questions are being provided in the Background Report which is publicly
available.
A Statutory Public Meeting in front of the City of Windsor’s Planning, Heritage and Economic
Development Standing Committee will occur at City Hall in 2018.
The City led meeting will be in front of the Planning, Heritage & Economic Development
Standing Committee in City Hall. Staff and the Project team will be in attendance to present
the Secondary Plan and members of the public will have the opportunity to make
delegations to provide comments and ask questions.
A number of studies to examine servicing, environmental features, growth management, and
traffic have been completed and are summarized in the Background Report as part of the
Secondary Plan process. These studies have been completed in addition to the larger studies
completed, or initiated, by the City to plan for growth in the Sandwich South area.
The meeting location for the Public Consultation Session was selected to be close to the
Secondary Plan area. It is common to locate public meetings close to the site that is the
subject of the meeting.
City taxation and the cost of infrastructure are outside of the scope of this Secondary Plan.
Growth in this area was anticipated and planned for by the City in advance of this process. In
2002 the City acquired additional lands, including the Secondary Plan Area lands, to
accommodate future development. A Master Planning Study for this area was initiated in
2004 which was the basis for Official Plan Amendment #60 (OPA #60). OPA #60 was
approved by the Ontario Municipal Board in 2007 and established a planning framework for
future development in the area. Additional subsequent studies were completed or initiated
including the Lauzon Parkway Improvements Class Environmental Assessment to plan for
increased traffic and the Upper Little River Watershed Master Drainage and Stormwater
Management Plan Environmental Assessment to plan for stormwater management in the
area. The purpose of this Secondary Plan is to establish an appropriate development
framework so that development may proceed when warranted in light of the work already
completed by the City to plan for growth in this area.
The Secondary Plan does not preclude infill development in other parts of the City.
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‐
‐

‐
‐

infrastructure and future maintenance?
Concern of Plan being developer led.
Taxpayers should know maintenance costs which they will pay
for.
Airport should share in development cost sharing.
Provide the compensation formula for lands used for SWM.

‐
‐

‐
‐

‐
‐

Demographics

‐
‐
‐
‐
‐

‐

Shifting demographic to older population. Need health care to
support an aging population
Concerns of negligible population growth, is there a population
growth assessment to justify the size of the development?
Low density housing development will not meet the needs of the
only increasing demographic which is the aging population
High density housing over 10 storeys, would attract an aging
population are not permitted near the airport.
Location will be least accessible to the most vulnerable
populations. People are aging and need facilities for seniors in the
core.
Proposed development does not meet the needs of an aging
community.

‐

‐
‐
‐

‐

Planning Policy

‐
‐
‐

‐
‐
‐
‐

Development of the Secondary Plan goes against provincial and
city planning policy. How does the plan comply with the PPS?
Building a hospital to build a new compatible neighbourhood is a
backwards approach.
Development near periphery of City will increase automobile use
and goes against provincial and municipal planning policies
encouraging public transportation.
Confusion about how health care money is funding a secondary
plan.
How does the Plan have regard to the 2012 South Sandwich Plan,
OP or PPS?
Not compatible with Official Plan policies.
Ontario Planning Policy promotes sustainable development and

‐

‐

Land acquisition costs are outside of the scope of the Secondary Plan process.
The Windsor Regional Hospital is undertaking this Secondary Plan process as it is a
requirement under the Official Plan. The lands selected for the hospital are designated
Future Urban and Future Employment. According to Sections 6.13.3.2 and 6.13.4.2 of the
Official Plan, when lands with these designations are proposed to be re‐designated or
developed, completion of Secondary Plans and other appropriate studies is required.
The Secondary Plan Area will be subject to the Development Charges By‐law. Accordingly, all
development will be subject to development charges as outlined in the By‐law.
The purpose of the Secondary Plan is to designate appropriate land uses and create the
structure for future growth in the area to facilitate a complete community. All matters
related to development such as the source of electricity, cost related to a P3 partnership,
architectural details, etc. are outside of the scope of this land use planning study.
Maintenance costs and City financing are outside of the scope of this Secondary Plan
process.
Details related to cost sharing, and the compensation formula for SWM lands have yet to be
finalized.
The PPS requires that municipalities provide an adequate supply of lands for a range of uses
up to a 20 year planning horizon. Through the Secondary Plan process, a growth
management exercise was undertaken which verified a need for additional residential and
employment lands to meet this requirement.
The hospital will be well served by the transportation network and public transportation.
The Secondary Plan will include medium‐density and mixed‐use residential areas to support
aging in place.
The new acute care hospital is part of a broader plan called the new Windsor‐Essex Hospitals
System. The system includes investment in healthcare in the City’s downtown core to
provide residents with Urgent Care, Chronic Pain Management and Outpatient Mental
Health services. The system also includes a mental health centre of excellence, dialysis
services and expanded diagnostic imaging at the Hôtel‐Dieu Grace Healthcare Tayfour
Campus.
Areas for medium density residential development will be designated in the Secondary Plan
area.
The Secondary Plan Area is a designated growth area and is within the settlement boundary
according to Schedule A of the Official Plan. Section 1.1.3.6 of the PPS directs that new
development within Settlement Areas should occur adjacent to the existing built‐up area and
shall have a compact form, mix of uses and densities that allow for the efficient use of land,
infrastructure and public service facilities. The Secondary Plan represents the orderly
expansion of development within the City’s settlement boundary in a manner that will
provide a mix of uses in a compact fashion. The PPS does not prohibit greenfield
development and the Concept Plan for the Secondary Plan area is consistent with Provincial
Policy.
Because the chosen location for the hospital was designated Future Employment and Future
Urban, Sections 6.13.3.2 and 6.13.4.2 require the completion of a Secondary Plan and other
appropriate studies. Accordingly, this Secondary Plan is being completed to comply with the
Official Plan.
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‐

Types of Uses Included

‐
‐
‐
‐
‐
‐
‐
‐

‐

‐
‐

‐
‐
‐

‐
‐

‐

resource use, and compact development. The proposed
development will achieve the opposite.
Lands not needed and should not be developed until warranted.

Plan should include high density housing and business parks could
be along CR 42
Concerns around commercial development in regards to City Core
and market feasibility.
Are there affordable housing elements in the Plan?
Will there be restrictions on individual lot sizes / house sizes?
Where is urban agriculture incorporated in the Plan?
How does the MHBC Plan compare to the Stantec Plan re:
medium/high density residential
Concerns re: already high amount of vacant retail space in the
City
Lands in northeastern portion of Secondary Plan Area should be
designated Mixed Use rather than residential given their
proximity to the future Lauzon Parkway and hospital site.
Request lands at southeastern corner of CR 42 and 8th
Concession Road be designated commercial to service those who
travel CR 42 to and from the hospital. Such uses include
convenience store, gas bar, pharmacy, medical supply, restaurant
uses etc.
Option 1: Change Community Park to High Density
Would like lands at northwest corner of Baseline Road and 9th
Concession Road zoned commercial.
The preferred plan designates lands at NW corner of County Road
17 and Baseline Road low‐density residential. Would prefer it be
Commercial.
Concerns re: the open space designation between 8th and 9th
Concession Roads.
Need a description sheet of the legend for Land Use under both
Option 1 and 2 and an overlay of the property lines on both
options.
A visible commercial site at CR 42 and Lauzon Parkway would
support the City and Region
Would like lands southwest of Upper Little River SWM Corridor
and County Road 42 designated commercial instead of residential.
Commercial would be more appropriate.
A more appropriate land use designation would permit retail and
service commercial uses including offices, business, professional
and medical, but without a significant residential component. For
example, Mixed Use or Commercial Core from the Official Plan.

‐
‐

‐
‐

‐
‐
‐

‐
‐
‐
‐
‐
‐

‐
‐

‐

‐

The Sandwich South Secondary Plan was never approved by Council, and is therefore not in
force and effect. As a result, that plan has no influence over the creation of this plan.
The Secondary Plan area will not be developed until demand is warranted. The need to
designate land for development in this area has been demonstrated through a growth
management exercise completed in conjunction with the City.
The plan will include medium density housing, and business park uses are proposed along
County Road 42.
Commercial lands have been designated in the Secondary Plan Area on a neighbourhood
scale as opposed to a City wide scale. Commercial areas are meant to serve the surrounding
neighbourhood to contribute to a complete community.
Affordable housing policies of the City of Windsor Official Plan will apply to the Secondary
Plan.
Regulations for individual lot sizes / house sizes and all other development permissions will
be as set out in the City of Windsor Zoning By‐law 8600.
The concept prepared by Stantec was a first draft and was based on a smaller Secondary Plan
area. When this concept was prepared, updated population projections were not available.
The MHBC concept allocated low and medium density residential areas based on a growth
management exercise completed in conjunction with the City of Windsor.
Lands in the northeast portion are proposed to be Business Park Type 2 which will permit a
mix of employment uses with limited commercial uses.
Lands at the southeastern corner of County Road 42 and 8th Concession Road are proposed
to be designated Business Park Type 1 which will permit limited commercial uses.
The Community Park as shown on Option 1 at the land owners meeting has been changed to
low density residential.
Lands at the northwest corner of Baseline Road and 9th Concession Road are proposed to be
designated Medium Density Residential.
Lands at the northwest corner of Baseline Road and County Road 17 are proposed to be
designated Business Park Type 1 which will permit limited commercial uses.
The Open Space designation between the 8th and 9th Concession was included to create an
active transportation corridor throughout the neighbourhood which links the Natural
Heritage features.
Description of all land uses is provided in the Secondary Plan.
Lands at the southwest corner of the Upper Little River Stormwater Management Corridor
and County Road 42 are proposed to be designated Business Park Type 2 which will permit
limited commercial uses.
The lands in the Secondary Plan area will be able to be developed when the Secondary Plan
is approved by Council and it is adopted into the City of Windsor Official Plan through the re‐
designation of the lands from Future Urban Area and Future Employment Area.
The size of the Secondary Plan Area and the allocation of uses within it have been
determined through a growth management and land needs assessment completed in
conjunction with the City. Accordingly, an increase to the size of the study area is not
warranted.
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‐

‐

Size

‐
‐
‐
‐
‐

We understood that a mixed‐use designation was contemplated
for the lands at the southwest corner of the Upper Little River
SWM Corridor and County Road 42. Surprising to see lands now
designated Medium Density Residential.
Our review indicates that there is a deficiency of employment
lands in Windsor. Accordingly, the Study Area should be expanded
to include additional Employment Lands. This will create
opportunity to add additional residential lands to meet
population projections in the 20 year land supply for residential
uses.
Size of the site is too large and there is too much surface parking
‐
and will have a heat island effect
Secondary Plan area is much larger than required
Amount of land is large and 81% larger than presented in Sept.
2016
‐
Why the need for 360 acres when the hospital requires
significantly less?
Move study line lower down to encompass the lower subdivision
‐
for roads to go through to 10th Concession, and Ray and Joy
Road.

‐

Miscellaneous

‐
‐
‐
‐
‐
‐

‐

‐

What is the Master Hospital / Evacuation Plan for the hospital?
How is the plan walkable if not high density?
The planning of new school sites in a new subdivision will bring
concerns of school closures in existing neighbourhoods.
Would like clarification about the wording of the policies
surrounding the "Master Servicing Agreement"
Concerned that identification of hospital lands is incorrect. This
needs to be confirmed and revised accordingly.
Is there a timeline or process for the acquisition of SWM lands
from the land owners? Assume lands will ultimately be owned by
the municipality but need information re: acquisition process and
approximate timing.
Policy is needed to ensure that development doesn’t occur until a
proper costing has been completed for SWM system, a proper
cost sharing plan has been developed, and proponent has paid
their fair share of the acquisition and/or development costs for
Open Space, Natural Heritage, and Storm Water management
features.
Land use on the north side of CR 42 should be shown as it relates
to the new land uses south of CR 42. This will provide

‐
‐
‐

‐

‐
‐
‐

The selection of the hospital site was separate from this Secondary Plan process and outside
of the scope of the Secondary Plan process. The purpose of the Secondary Plan is to establish
an appropriate development framework so that development may proceed when warranted
in light of the work already completed by the City to plan for growth in this area.
In conjunction with the City, a growth management exercise was completed which
determined that additional employment and residential lands are required to ensure an
adequate supply over a 20 year planning horizon in accordance with the PPS. The size of the
Secondary Plan area was based on this exercise.
The concept prepared by Stantec was a first draft and was based on a smaller Secondary Plan
area. When this concept was prepared, updated population projections were not available.
The MHBC concept allocated low and medium density residential areas based on a growth
management exercise completed in conjunction with the City of Windsor.
The boundary of the Secondary Plan area has been moved further south to limit property
fragmentation.
A Master Hospital / Evacuation Plan is outside of the scope of the Secondary Plan process.
The Secondary Plan will make provisions for walking trails and Mixed Use Areas to promote
walkability.
The provision of schools to new neighbourhoods is based on need, and is mandated through
local school boards and the Province of Ontario. New schools will be constructed in the
Secondary Plan area as warranted.
Policies surrounding the Master Servicing Agreement are being finalized and will be available
in the Secondary Plan which will be available for review prior to the meeting of the Planning,
Heritage and Economic Development Standing Committee which is to occur in 2018.
The identification of the hospital lands on the concept plan has been confirmed and is
correct.
Details regarding the process and timing for SWM land acquisition and cost sharing are still
being finalized.
Lands on the north side of CR 42 are outside of the Secondary Plan area. Accordingly, they
are not shown on the Secondary Plan.
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transparency for all stakeholders and explain the reason for the
major roundabout and Concession Road 9 and CR 42 entering the
airport property.
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