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INTRODUCTION AND BACKGROUND 

A low-rise residential apartment building is proposed for vacant lands located at 4088 and 4096 

Sixth Concession Road, in Windsor, Ontario. The subject property is located between Wallace 

Avenue to the north and Holburn Street to the south; it fronts and gains access to Sixth 

Concession Road. Sixth Concession Road is a north / south residential collector roadway which 

runs south from Cabana Road East to North Talbot Road. 

The developer is proposing a three-storey residential building comprised of 21 dwelling 

units. The site plan is provided in Appendix A. The development will provide 24 parking spaces 

for the residential building (which includes two accessible spaces and three visitor spaces); the 

parking spaces are to be accessed from the proposed site access at Sixth Concession Road.  

The City’s zoning bylaw (minimum 1.25 parking spaces per unit) requires 26 parking spaces for 

the 21 units; accordingly, a variance is required for the shortfall of two parking spaces. 

Therefore, the purpose of this study is to evaluate the peak parking demand (generated by the 

subject development proposal) versus the proposed on-site parking supply. 

ITE PARKING GENERATION MANUAL VS. WINDSOR BYLAW REQUIREMENTS 

The ITE Parking Generation Manual (6th Edition) reports parking demand studies and statistics 

from various land uses across North America. According to Land Use Codes 217 and 220, for a 

multifamily low-rise residential development, parking demand can be estimated based on the 

number of bedrooms per dwelling unit.  

As referenced in Appendix B, for a 21-unit low-rise apartment building consisting of four one-

bedroom units and seventeen two-bedroom units, the ITE’s average rate suggests that a 

minimum parking supply of 25 parking spaces should sufficiently accommodate the anticipated 

peak parking demand (which is one more than the parking supply proposed by the developer).   

The developer is also providing three bicycle parking spaces, which may minimize the overall 

need for vehicle parking spaces. The City of Windsor is actively promoting active transportation; 

the developer is supporting this through the availability of bicycle parking spaces. Sidewalks are 

provided on both sides of Holburn Street, which is approximately 180m from the development. 

Although there are no sidewalks provided directly on the Sixth Concession, the surrounding 

area is a residential neighbourhood that is conducive to walking. 

 



4088 – 4096 SIXTH CONCESSION ROAD RESIDENTIAL DEVELOPMENT, WINDSOR, ON 
PARKING STUDY (FEBRUARY 2024) 

Page 2 

 

Theoretically, since the proposed parking supply may not accommodate the peak parking 

demand on its own, transit and active transportation options were also evaluated. Currently, 

Windsor Transit Route 8 provides two stops on Holburn Street: one is less than 250m from the 

development, and another stop is located approximately 400m from the site; additional transit 

routes are also provided within the surrounding area. Since these stops are within 200m - 400m 

of the site, some residents may rely on the City’s transit system. The following figure shows the 

Windsor Transit stops located around the subject site (denoted in red): 

 

Figure 1: Windsor Transit Routes 
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Therefore, because of the existing modal split options, it is the engineers’ opinion that the 

proposed on-site parking supply may accommodate the development’s peak parking demand.   

SUMMARY AND CONCLUSIONS 

A low-rise residential apartment building is proposed for vacant lands located at 4088 and 4096 

Sixth Concession Road, in Windsor, Ontario. The developer is proposing a three-storey 

residential building comprised of 21 dwelling units. A total of 24 parking spaces are proposed 

for the residential building (which includes two accessible spaces and three visitor spaces); the 

parking spaces are to be accessed from the proposed Sixth Concession Road site access. The 

City’s zoning bylaw requires 26 spaces for the 21 units; accordingly, a variance is required for 

the parking shortfall.  

The ITE Parking Generation Manual (6th Edition) suggests that a minimum parking supply of 25 

spaces could accommodate the site’s peak parking demand; the proposed development is close 

to existing active transportation facilities and transit routes, so the proposed development’s 

modal split could further reduce the peak parking demand.  

Upon review of industry references and existing conditions around the subject site, it is the 

engineers’ opinion that the proposed on-site parking supply of 24 parking spaces may 

sufficiently accommodate the peak parking demand for the 21-unit apartment building.  
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All of which is respectfully submitted, 

 

RC Spencer Associates Inc. 

 

 

 

Aaron D. Blata, M.Eng., P.Eng., PTOE   Richard C. Spencer, M.A.Sc., P.Eng., PE 

Consulting Engineer &    Consulting Engineer & 

Professional Traffic Operations Engineer  Fellow ITE Member 

Associate / Leamington Office Manager  President / Windsor Office Manager  
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Multifamily Housing - 1 BR (Low-Rise) - Not Close to Rail Transit
(217)

Peak Period Parking Demand vs: Dwelling Units
On a: Weekday (Monday - Friday)

Setting/Location: General Urban/Suburban
Number of Studies: 14

Avg. Num. of Dwelling Units: 25
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Peak Period Parking Demand vs: Dwelling Units
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Number of Studies: 143
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Project: 4088 - 4096 Sixth Concession Road Apartments

Site: Windsor, Ontario

Assumed Land Use (1): Multifamily Housing - 1 BR (Low-Rise) - ITE No. 217

Average Parked Vehicles vs.: 1 Bedroom Dwelling Units

ITE Parking Generation Data collected on a:  Weekday

Peak Period: 0.93  = Average Rate

Peak Period

Assumed Land Use (1): Multifamily Housing - 2+ BR (Low-Rise) - ITE No. 220

Average Parked Vehicles vs.: 2+ Bedroom Dwelling Units

ITE Parking Generation Data collected on a:  Weekday

Peak Period: 1.27  = Average Rate

Peak Period

Dwelling Units Parking Required

Peak Period 21 25

Total Parking Required

Proposed Site Development Parking Generation

Assumed Land Use (1): Multifamily Housing - 1 BR (Low-Rise) - ITE No. 217

Assumed Land Use (1): Multifamily Housing - 2+ BR (Low-Rise) - ITE No. 220

1 Bedroom Dwelling Units

4

Parking Required

3.72

2+ Bedroom Dwelling Units

17

Parking Required

21.59
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