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INTRODUCTION

A Community Improvement Plan is a tool under the Planning Act to address communities in transition that are facing fiscal, econom-
ic, demographic and environmental pressures. Each neighbourhood within a municipality may be facing a different set of pressures
and issues and a Community Improvement Plan allows a municipality to study, identify and propose recommendations specific to the
neighbourhood. The Community Improvement Plan tool has been used successfully in the City of Windsor (for example, Sandwich
Towne, Ford City, Downtown and along mainstreets) and has offered financial incentive programs aimed at addressing the issues in
each neighbourhood.

The University Avenue West corridor and Wyandotte Street West corridor from downtown to Huron Church Road play an important
role in connecting neighbourhoods and providing a mix of commercial and residential uses. The Community Improvement Plan reviews
both the University Avenue West and Wyandotte Street West corridors from a comprehensive land use perspective to make recom-

mendations for changes to the Official Plan and Zoning By-law and make recommendations for financial incentives aimed at revitalizing
the two corridors.

Special attention to these corridors is important to consider the opportunities, the aging infrastructure and buildings, and the import-
ant connections between the downtown and the University of Windsor. The corridors have been in decline and transition and will
benefit from this targeted review.
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Purpose of the Community Improvement Plan

Build a vision for the corridors connecting the downtown to the University of Windsor that inform a land use concept, transportation
concept and enhance the surrounding communities. Additionally, to propose a suite of incentives to encourage private sector invest-

ment and the desired redevelopment along the corridors.

Objectives of the Community Improvement Plan

Attracting Investment and Protecting Assets




University Avenue West and Wyandotte Street West Community Improvement Plan - June 7, 2021

Appearance

Active Transportation

Improve active transportation along the corridors con

necting the University of Windsor to Downtown Windsor,

incorporating the residential neighbourhoods in between.




University Avenue West and Wyandotte Street West Community Improvement Plan - June 7, 2021




n University Avenue West and Wyandotte Street West Community Improvement Plan - June 7, 2021

Study Area and Community Improvement
Project Area

For the purposes of reviewing the demographics and current
conditions along the two corridors, a larger study area was used
in the Background Report contained in Appendix A. This allowed

a more detailed review of the population living in the surrounding
neighbourhoods and of the land uses along the corridors. For the
purposes of the CIP, the focus has been honed in on the proper-
ties that have frontage along the two corridors as shown to the
right. The properties shown within the red line are the properties
that are reviewed for consideration as part of the Community Im-
provement Plan for the purposes of developing financial incentive
programs and making land use recommendations.

The Planning Act requires that a municipality define a Community
Improvement Project Area (Project Area) by By-law to offer finan-

cial incentives and other CIP initiatives.
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The appendix to this report contains a Background Report outlining current conditions and trends along the corridor and a demographic
snapshot of the surrounding neighbourhoods. This section of the report summarizes the issues from the background report that are
relevant to the CIP. A high level SWOT analysis provides an overview of the strengths, weaknesses, opportunities and threats within four

categories for the two corridors (land use, heritage, built form and streetscape) and a summery of the issues follows the SWOT analysis.
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Summary of Key Issues

High Commercial Vacancies Commercial Mix Mainly Consists of Restaurants
and Business Services

Approximately 25% of the commercial units along the two The commercial uses along the corridors are mainly restaurant or
corridors are vacant. The vacancies can been seen in the mixed service oriented. Along University Avenue 21% of the commer-
use sections of the corridors where residential and commercial cial units are business service related (accountants, tax services,
uses are intermingled with each other. Many vacant commercial financial planning, etc.) and 19% are food services. Along Wy-
units are units that were added onto the front of single detached andotte Street 34% are restaurants/fast food/cafes, which are
dwellings at a time when commercial space was more viable mainly located between California Avenue and Campbell Avenue
along the corridors. and cater to the University of Windsor student market. Very little

retail is present along the corridors, except speciality/ethnic gro-
cers that cater to specific market.
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Two Major Vacant Properties with High Redevelopment Potential

Each corridor contains a large parcel of vacant land that is prime for redevelopment opportunities. On University Avenue
the former Grace Hospital Site sites between Crawford and Oak and on Wyandotte Street a former industrial site sits on
Wellington, just south of Wyandotte. Along the corridors small parcels of vacant land are present that provide infill oppor-

tunities as shown below.
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Multi-Residential Properties are Stable and in
Good Condition

Recent Development Applications Request Ground
Floor Residential

Along University Avenue from California to Campbell the predom-
inate land use is multi-unit residential buildings ranging from two
storeys to five storeys tall. These buildings are well maintained
and provide a different housing option from the surrounding
single detached dwellings in the surrounding residential neigh-
bourhoods. This land use should be protected to provide a mix of
housing types and tenure for the neighbourhood.

Two recent development applications have applied for zoning
by-law amendments to permit ground floor residential in two
storey buildings that were previously ground floor commercial.
The commercial zoning applied along both corridors is primarily
CD2.2 which permits dwelling units in a combined use building
provided that the dwelling units are located above the non-resi-
dential uses. This is a good principle for mixed use buildings that
fall within an area of stable and continuous commercial uses.
However, in many sections of the two corridors, the commercial
uses are mixed in with single detached dwellings or multi-unit
residential buildings.
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Buildings, Properties and Streets Showing Signs
of Neglect

Some buildings have been chronically vacant and are showing
signs of neglect due to lack of maintenance. Litter and debris

collects on properties and the right-of-way giving an unkempt
appearance to the community.

Adaptive Reuse Potential for Heritage Resources

Both corridors contain rich built heritage resources, such as
Assumption Church, Adie Knox Community Centre, and places of
worship.

Some heritage resources are vacant and are prime for sensitive
adaptive reuse. For example, the former streetcar barns, former
federal services office building and former Benson School sit
vacant along the corridors. All three of these properties have
owners who are in various stages of redevelopment plans, and
the CIP can greatly assist to achieve desired outcomes of main-
taining these heritage resources.
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More Households Using More than 30% of their
Income on Housing Compared to the City As a Whole

Affordable Housing in the Study Area Affordable Housing in Windsor

- Spending Less than 30% of Income on Shelter Costs

- Spending Less than 30% of Income on Shelter Costs

- Spending 30% or More of Income on Shelter Costs - Spending 30% or More of Income on Shelter Costs
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Taking into account the key issues/themes identified in the background report, the CIP proposes a four component strategy (Place-
making and Public Realm, Allowing a Flexible Mix of Uses, Attracting Redevelopment, Protecting Land Uses and Assets) to achieve the
objectives of the plan that are set out on pages 3 and 4 of this CIP. This section of the CIP will discuss each component of the strategy
and make recommendations for financial incentives programs, proposed zoning by-law reviews and areas for further review.

Promoting Place Making and Public Realm
Improvements

The public realm is defined by the Ontario Professional Planners
Institute as “the publicly owned places and spaces that belong to
and are accessible by everyone”. These places and spaces include
the municipal streets, alleys, public squares and plazas, sidewalks,
recreation trails, parks and open spaces, waterfronts, and civic
buildings and institutions. (Ontario Professional Planners Institute,
2016).

Within the context of University Avenue West and Wyandotte
Street West, the two corridors are arterial streets that serve

the surrounding residential communities and are identified as
“mainstreets” in the Official Plan. They offer a mix of commercial
uses that provide business and services for the community and
additionally offer higher density housing that provide a mix and
range of housing types to the community. The parks and institu-
tional uses provide destinations for recreation at various parks
and greenspaces, and education at the University of Windsor or
community programing at Adie Knox Community Centre.

The public realm shapes the interaction between the street and
the adjacent buildings, as well as defines the relationship that
people have with their surroundings. In doing so, the public realm
establishes the community identity, local character and sense of
place. Public space between buildings influences both the built
form and the civic quality of the city. A balance between the
public and private domain is paramount to creating the type of
environment that people want to be in. As such, buildings and
their surrounding spaces should interrelate and define one anoth-
er to the greatest extent possible.

Another important feature about both corridors is the connecting
link between Downtown Windsor and the University of Windsor.
Many students live around the University or downtown and travel
back and forth between the University of Windsor and Downtown
for social reasons and between the two University of Windsor
campuses. This important link for students and residents travel-
ling to downtown has opportunity for more active transportation
along the corridors and other housing and commercial opportu-
nities.

This plan will provide additional high-level guidance and recom-
mendations about how the public realm can be improved or en-
hanced. The framework will be based on the foundation of some
defining principles that will assist in the implementation of all
future public realm improvements. The principles are as follows:

¢ A high standard of design: As mentioned, both streets are
designated as mainstreets in the official plan, and although
the land uses vary along both streets from residential to
commercial/mixed use, a high standard of design is import-
ant to maintain the level of importance for the corridors. This
includes high quality components, materials, implementation
and detailing. Additionally, projects need to be designed with
consideration given to ongoing maintenance costs to ensure
that materials are long lasting and easily sourced should they
require replacement.

e Recognizes the importance of Wyandotte Street West and
University Avenue West to the surrounding residential
neighbourhoods: The public realm must emphasize that
the built environment is about people first and foremost.
Therefore, it must be built on a human scale, with public
spaces offering comfort, access and safety for pedestrians.
The streets should be defined, and therefore designed, as
much by their social and environmental context, as their
transportation function or road classification. The residents
of the surrounding residential neighbourhoods, whether it be
students, young professionals, families or seniors living in the
area use the businesses and services along the two streets.
Improving the public realm and increasing the ability and
safety of walking and cycling will improve the neighbourhood
for the residents.

e Ensure built form respects the mainstreets character: Just
as future private sector developments need to be compat-
ible with the existing built form of the two corridors that
reflects a mainstreet development style, all public realm
improvements and new developments must be done with a
clear understanding of the context and character of the area
where they are going. This includes implementing public
realm improvements that protect and enhance the surround-
ing mainstreet character and heritage resources.
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e Ensure that the public realm is clean, safe, and fully acces-
sible: The design of the public realm should be clean, safe
and fully accessible by demonstrating a clear understanding
of the diversity of users, including their safely concerns. It is
imperative that this is considered if all users are to be com-
fortable and feel that a particular space or place is accessible
and safe for them.

e Support alternative transportation options: It is important
to start thinking about the place rather than the car, meaning
that streets are designed so that pedestrians and cyclists feel
safe, and can conveniently access the stores, services and
amenities that they desire. The public realm should include
deliberate design elements that create connections between
modes of transportation. Well planned facilities and ameni-
ties can increase the mobility options available to people.

Streetscaping

Streetscape describes the natural and built form of the street, in-
cluding the design quality of the street and its character. Streets-
caping is the process of engaging in various activities that help to
define and contribute to the aesthetic quality, identity, economic
activity, health, social cohesion and economic opportunity of

the streetscape. Generally, streetscaping can include changes to
the road cross section, lighting, traffic and access management,
sidewalk treatments, landscaping, street furniture, and other
pedestrian improvements. The design of the public realm, the
choice and placement of furniture, planting and surface materials
has always been done from an assessment of local context and
established character, including historic context. Along with im-
proving the aesthetic appeal of an area, getting people to gather,
socialize and linger in the pedestrian defined areas of the public
right-of-way is one of the primary objectives of implementing
streetscaping projects.

The City of Windsor has a long history of making streetscaping
improvements in the City, specifically along mainstreets and
Business Improvement Areas. Within the Study Area, a section
of Wyandotte Street West between Campbell and California re-
ceived upgraded streetscaping after watermain replacement was
undertaken. The streetscaping included unique planter boxes,
specialty lighting, street trees, high quality designed features
such as benches and garbage cans, upgraded pavers and pavers
to identify pedestrian crossings. The streetscaping was highly
successful in this area at creating a sense of place and identify for
the area and at attracting/retaining small businesses to the area.
The streetscaping improvements also connected the area with
the University of Windsor. The investment made by the City was

well received.
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Streetscaping features change to reflect the context in which they
are implemented. For example, as the opportunities present itself
along the subject streets, the streetscaping features implement-
ed may be different.

Opportunities from University Avenue West and
Victoria Avenue Environmental Assessment

University Avenue West offers a wide right-of-way with opportu-
nity for placemaking and streetscaping enhancements. Currently
some sections are four lanes of traffic, bike lane and sidewalk.
The opportunity along the University Avenue West is important at
this time due to the University Avenue West and Victoria Avenue
Environmental Assessment (EA) being undertaken at the same
time. The EA will provide opportunity for a new cross sections of
roadway providing more opportunity for active transportation
and more boulevard space to create enhanced streetscaping. The
enhanced streetscaping will create a sense of place, especially in
the redevelopment areas identified in this CIP.
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To take advantage of the increased boulevard space along Univer-
sity, careful selection of streetscaping features should be selected
to enhance the public realm in a context appropriate manner.
Below, the graphic shows the different predominate land uses

that should be reflected in the streetscaping selection.
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Commercial Context: The public realm should enhance the adjacent commercial uses. This can be accomplished by ensuring
that commercial uses have access to the public realm for sidewalk patios or for advertisement or display of goods and services.
The Commercial area should be cohesive and enduring. Branding opportunities for the area should be prominent with banners
on light standards and other street furniture. The arrangement and design of the public realm should give priority to storefronts
along a commercial mainstreet corridor.

Image courtesy of Jason Campigotto
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Institutional Context: The institutional public realm should reflect the adjacent post secondary land uses. This means that side-
walks should be wide promenades, transit stops should be beacons for the area with the use of identifiable pavement treatments
and markers. The selection of colours, street furniture, light standards, and pavement treatments should reflect a post secondary
motif. Priority should be given to pedestrians, so that the University Avenue is easily crossed and major entry points into adjacent
institutions is intuitively understood.
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Residential Context: The residential context should be signified by the use of grass boulevards and medians as well as creating
opportunities for trees to quickly realize full maturity. Pedestrian safety for crossing University Avenue should be reflected with
the use of bump outs at intersections ax well as at any mid-block crossings. Treatments should be enduring and reflect the slower
pace of the residential context relative to the adjacent Institutional and Commercial areas.

Image courtesy of Jason Campigotto
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Street Trees/Vegetation: Street trees are important for charac-
ter, cooling the urban heat island, providing shade for pedestrians
and cyclist and the health of the environment. The type of tree
and location should take into account the surrounding context,
such as adjacent land use and available boulevard space.

(Image Source: https://www.blogto.com/city/2010/08/will_silva_cells_help_improve_toron-
tos_urban_forest/

Walkway Material)

Sidewalk Materials: The sidewalk pavement may differ along the
University Avenue corridor as the context changes. Additionally,
colour variation and different materials may be used at intersec-
tions to highlight safe crosswalks.

Design Features: Streetscaping features such as decorative
lighting, garbage cans and benches may be used in areas where
commercial uses are clustered to enhance the character and
identity of the area. Higher quality design should be selected for
the areas where people will be attracted to congregate like mixed
use or commercial areas. In residential areas where residents
may be walking or cycling through the area the focus should be
on pedestrian or cyclist comfort through shade from street trees
and vegetation.

Bike Racks: To support active transportation along the corridors,
property bike facilities need to be installed to provide safe andse-
cure locations for cyclists to lock

bicycles.

Connection to Land Use: The land use adjacent to the right-of-

way has a relationship with the public space on the right-of-way.
For example, restaurants and cafes may spill over onto the side-
way with sidewalk cafes, or retail uses may have wider sidewalks

for higher pedestrian traffic walking from store to store.

(Image source: http://www.kelownadailycourier.ca/news/article_777b4574-5f31-11e9-896f-
b3ac6a41b425.html)

RECOMMENDATION: Implement enhanced streetscaping along

University Avenue to address the unique contexts along the cor-
ridor (for example, the commercial context, institutional context,
and residential context). Streetscaping should be of high quality

and create a unique sense of place to enhance the investment in
the area.
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Overhead Utilities: Due to Ontario Building Code requirements,
overhead utilities along University Avenue present challenges to
the location of new buildings along University Avenue. Buildings
are required to be set back from the overhead powerlines and
thus resulting in a building setback not in keeping with a main-
street character. This will need to be explored with ENWIN to
determine if relocating these utilities underground is viable or
alternative design guidelines to address the required setbacks
should be prepared.

RECOMMENDATION: Explore relocating overhead utilities to
underground with ENWIN or develop design guidelines to address

the required setbacks along University Avenue West.

Active Transportation

The Active Transportation Master Plan identifies both streets as
part of the All Ages and Abilities (AAA) network. The Active Trans-
portation Master Plan identifies the purpose of an AAA network
to “provide an interconnected system of bicycle facilities that

are comfortable and attractive for all users. The network should
be designed to be suitable for persons aged 8 to 80 years old

and be comfortable for most people cycling, regardless of their

cycling ability. Developing an AAA bicycle network was identified
by Windsor residents and stakeholders during the Active Trans-
portation Master Plan engagement process as one of the most
important ways to encourage more cycling trips. The AAA bicycle
network will include three types of bicycle facilities that are most
effective at increasing ridership: protected bicycle lanes, multi-
use pathways, and local street bikeways.”

The Active Transportation Plan goes on to describe the University
neighbourhood and Downtown as very high potential areas to
increase the number of walking and cycling trips.

“An analysis was conducted to identify areas of Windsor where
there are the greatest opportunity to increase the number of
walking and cycling trips. Identifying the neighbourhoods with
the highest potential was based on several factors including road
network connectivity, road network density, land use mix, popula-
tion and employment density, topography, and permeability. The
analysis found that the neighbourhoods with the highest poten-
tial are Downtown, Walkerville, Ford City, Pillette, South Central
and University (Figure 2). It is also important to note that these
neighbourhoods have several destinations that were identified by
survey respondents.”




























































































