












































































(a) RECREATIONAL FACILITIES 

It is the intention of this Plan that a municipal park system will be developed in 
accordance with the estimated site requirements as set out on Schedule "D". 

Acquisition of park lands will be by direct purchase when the amount is in excess of the 
5 percent obtained by dedication under the Planning Act. Where any proposed 
dedication is not in an area intended for park purposes, it shall be the policy of this Plan 
that a cash payment in lieu ofland shall be requested, in accordance with provisions of 
the Planning Act, and such monies shall be applied to the acquisition of park lands in 
accordance with Schedule "D". 

It is recognized that it may not be practical or possible to meet the objectives in all parts 
of the Planning Area. However, consideration shall be given to achieving these 
objectives in all new developments. 

In determining the amount of recreational land required for each Community or 
neighbourhood, allowance shall be made for the amount of playground or playfield 
available or to be available in school sites. 

(b) RESIDENTIAL 

The total land area designated on Schedule "D" is in excess of the total land area 
estimated to be required to accommodate the anticipated growth during the planning 
period. The areas indicated are those which are considered as being required for 
ultimate development and which will provide a basis for secondary planning and the 
provision of adequate municipal services required. 

(c) COMMERCIAL 

It is intended that sufficient land be set aside in each Community to provide for the 
erection of commercial facilities to serve the needs of the local residents in confOlmity 
with the policies of this Plan. 
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6A COMlVIUNITY IMPROVEMENT 

6A.l STATEMENT OF GOALS AND OBJECTIVES 

(a) GOALS 

i) To further enhance Tecumseh's image as "the better place to live" and bolster 
community pride among town residents. 

ii) A strong commitment to the on-going maintenance and improvement of existing 
developed areas. 

iii) To preserve and Improve the quality of life m existing residential 
neighbourhoods. 

iv) To strengthen existing and developing commercial areas. 

v) To improve existing industrial areas to encourage fmiher development and 
redevelopment. 

vi) To continue to improve eXlstmg municipal hard services and social and 
recreational facilities to acceptable service standards, thereby eliminating as far 
as possible serious deficiencies in previously developed areas. 

(b) OBJECTIVES 

(a) General 

i) To upgrade and improve municipal services and pu15lic utilities, e.g. 
storm and sanitary sewers, roads, intersection improvements, 
watennains, hydro services, traffic signals and streetlights. 

ii) To encourage private investment in the rehabilitation of existing 
building stock (residential, commercial, industrial) through 
improvement of public facilities. 

(b) Residential Improvement Areas 

i) To eliminate the threat of flooding particularly in residential areas due 
to the lack of or insufficient capacity of existing storm sewers and 
related pumping facilities. 

ii) To continue to improve the community and recreational facilities 
available in older neighbourhoods and to all town residents in general. 

iii) To relocate, where desirable and appropriate, incompatible or noxious 
uses detrimental to the residential environment. 
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(c) Commercial Improvement Areas 

i) To preserve and strengthen the central commercial area. 

ii) To complete further streetscape improvements already underway. 

iii) To provide sufficient off-street parking where appropriate. 

iv) To improve public services and facilities in other designated 
commercial areas to enhance their potential and encourage further infill 
development and redevelopment to occur in these areas. 

v) To relocate, where desirable and appropriate, incompatible or noxious 
uses that detract from an attractive commercial environment. 

(d) Industrial Improvement Areas 

i) To upgrade access and municipal services and utilities to existing 
industrial areas to enhance their attractiveness and potential. 

ii) To encourage further development and redevelopment of existing vacant 
or underutilized parcels in the existing industrial areas. 

GA.2 COMMUNITY IMPROVEMENT CRITERIA. 

Community improvement areas shall be selected on the basis of the following criteria: 

(a) Residential Improvement Areas 

i) Predominantly older housing exists requiring further interior and/or exterior 
improvements; 

ii) Stonn and sanitary sewer upgrading or installation and road reconstruction are 
required; 

iii) Neighbourhood park and community services require additional equipment or 
upgrading and repair to existing facilities; 

iv) Noxious or incompatible uses exist for which relocation is desirable. 

(b) Commercial Improvement Areas 

i) Buildings and/or building facades are in need of improvement where feasible, 
or demolition and removal where not feasible; 

ii) Improvements to the public streetscape to improve visual appeal are needed; 

iii) Serious deficiencies in off-street parking exist; 
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iv) Storm and sanitary sewer installation and road reconstruction is required; 

v) Noxious or incompatible uses exist for which relocation is desirable. 

(c) Industrial Improvement Area 

i) Underutilized or inappropriate industrial operations exist; 

ii) Improved access to the industrial area is needed to improve prospects for further 
development and redevelopment; 

iii) Storm sewer installation and road reconstruction is required. 

6A.3 DESIGNATION OF COMMUNITY IMPROVEMENT AREAS 

Based on the criteria in subsection 6A.2, the following areas of the town are designated as 
Community Areas and are outlined on Schedule "E"; 

(a) 

(b) 

(c) 

Residential Improvement Areas -

Commercial Improvement Areas -

Industrial Improvement Area -

A 
B 
C 
D 
E 

F 
G 
H 

I 

6AA PHASING OF IMPROVEMENTS 

(a) Background 

i) To eliminate the threat of serious flooding in residential areas, the installation 
of adequate storm sewers and pumping facilities has long been a municipal 
priority. 

ii) Most, ifnot all, of the roads in the older neighbourhoods do not have a proper 
roadbase (plimarily south of Tecumseh Road and Coronado and Grace Road 
areas). At the time oflaying the storm sewers, it is appropriate to undertake 
road reconstruction. 

iii) Existing watennains, while quite old in many cases (50 years or more), are still 
providing good service and there have been no major problems to date. 
However, over time, problems will begin to crop up. At the time of storm sewer 
installation and road reconstruction, it would be appropriate to inspect and repair 
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or replace existing watermains where warranted including all lead connections. 
In addition, road reconstruction may require relocation of the watermain. 

iv) A sanitary sewer system has existed in the town for some time. However, a 
need exists to provide a relief sewer along Arbour Street related to the tnmk 
sewer along Tecumseh Road, west of Lesperance. Also, a local sanitary sewer 
is needed to service the commercial area along Tecumseh Road East. 

(b) General Priorities 

a) Based on the foregoing key concerns, the priority ranking of improvements in 
residential, commercial and industrial improvement areas is as follows: 

1. Storm sewer installation and improvements to pumping capacity; 

2. Watennain repair or replacement if warranted, including all 
appurtenances; 

3. Sanitary sewer installation; 

4. Road reconstruction including curbs, gutters and catch basins; 

S. Hydro upgrading from 2.4 kV to 16 kV; 

6. Sidewalk repairs or replacement; 

7. Streetlight upgrading; 

8. Park and municipal facility repair, upgrading and improvements 
(including additional equipment); 

9. Relocation of downtown P.u.e. maintenance yard and consolidation 
with P.u.e. o±1ices and other municipal operations elsewhere, freeing 
up additional downtown parking; 

10. Relocation of noxioLls or incompatible uses. 

In the commercial improvement areas, the following two items will follow 
priority items 1,2,3 and 4 in imp0l1ance: 

4a. Streetscape improvements; 

4b. On and off-street parking improvements. 

b) The pliority ranking for the varioLls improvement areas as a whole is as follows: 

1. Residential Improvement Area - A 

2. Residential Improvement Area - B 
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Commercial Improvement Area - F .:>. 

4. Commercial Improvement Area - G 

5. Commercial Improvement Area - H 

6. Residential Improvement Area - C 

7. Residential Improvement Area - D 

8. Residential Improvement Area - E 

9. Industrial Improvement Area - I 

c) It is the intention of this Plan that these priority rankings for both improvements 
and improvement areas are to act as a general guide only and may be altered 
without amendment in light of changing circumstances. 

6A.5 IMPLEMENTATION 

In order to achieve the improvements proposed, the town may make use of any of the following 
methods of implementation: 

a) Designation of community improvement project areas and preparation of community 
improvement plans for such areas pursuant to Section 28 of the Planning Act, 1983. 
Also pursuant to this section the town may acquire and hold land; and sell, lease or 
otherwise dispose of any land acquired or held within community improvement proj ect 
areas; as well as clear, grade or otherwise prepare the land for community improvement; 
or construct, repair or rehabilitate buildings on land acquired or held: /The town may 
also make grants or loans to property owners for rehabilitation within the community 
improvement project area in conformity with the Community Improvement Plan. 

b) Use of public funding programs offered by the federal and provincial governments. 

c) Continued enforcement of the town's prope11y standards by-law pursuant to Section 31 
of the Planning Act, 1983. 

d) Cooperation and support for activities and programs undertaken by the Board of 
Management of the Tecumseh Business Improvement Area (B.LA.). 

e) Where appropriate, adoption of a bonus zoning by-law pursuant to Section 36 of the 
Planning Act, 1983 to authorize increases in height and density of pern1itted 
development in return for such facilities, services or matters as set out in the by-law and 
which would assist in implementing the detailed community improvement plans. 

f) Cooperation and support for activities and programs undertaken by local service clubs 
and community organizations, particularly with respect to improvements to recreational 
and community facilities. 
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g) Encourage and support private individuals and businesses in undertaking self-initiated 
improvements to private properties for mutual benefit. 
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7.0 IMPLEMENTATION 

7.1 GENERL\L 

This Official Plan shall be implemented by means of the powers conferred upon the Tecumseh 
Planning Board and the Council of the Town of Tecumseh by the Planning Act, the Municipal 
Act and such other statutes as may be applicable. In particular, this Plan shall be implemented 
by a Restricted Area By-law, legislation pursuant to the Municipal Act and the construction of 
public works and a capital works program. 

7.2 RESTRICTED AREA BY-LA VV 

(a) BY-LA W TO CONFORM TO PLAN 

It is intended that a comprehensive Restricted Area By-law shall be brought into effect 
in'accordancewith the provisions of the Planning Act by the Council of the Town of 
Tecumseh. Such a By-law shall zone land in accordance with the proposals contained 
within this Plan and will establish regulations to control the use of land and the 
character, location and use of buildings and structures in the whole of the Planning Area. 

(b) HOLDING ZONES 

(i) General 

( ii) 

The town's implementing zoning by-law will incorporate the. holding zone 
approach in accordance with Section 35 of the Planning Act, 1983. The town 
will identify in its zoning by-law the uses that are ultimately inte1)ded for certain 
lands, but by adding the holding (h) symbol will delay their actual development 
until specific conditions are met. When the required conditions are met, the 
town will pass a by-law removing the holding (h) symbol. 

Residential Areas 

Its use in these areas is intended to ensure the efficient phasing of development 
and that the appropliate services will be available before the holding symbol is 
removed and building penuits can be issued. Only those undeveloped lands 
designated Low, Medium or High Density Residential and not covered by a 
draft or finally approved plan of subdivision will be placed in appropriate 
holding zone in the implementing zoning by-law. The criteria to be met for 
removal of the holding symbol in this area are: 

1) approval of a plan of subdivision or condominium by Council and draft 
approval by the Ministry of Municipal Affairs; 

2) as a condition of draft approval the developer will be committed to 
entering into a subdivision, servicing and/or site plan agreement with 
the town that will outline in detail the various servicing requirements 

- 36 -



and other conditions to be satisfied before building permits will be 
issued; 

3) conformity and compliance with all other applicable official plan and 
zoning by-law requirements. 

At such time as these three conditions have been met, the municipality will 
entertain an application for removal of the holding (h) symbol initiated by the 
developer or owner of the subject lands. 

(iii) Community Facility and Highway and General Commercial Areas 

The use of the holding symbol in these areas is intended to ensure the efficient 
phasing of development and that the appropriate services will be available 
before the holding symbol is removed. In these areas, those undeveloped lands 
will be placed in an appropriate holding zone in the implementing zoning by­
law. 

The criteria to be met for removal of the holding symbol in these areas are: 

1) at such time as a concrete development proposal is presented and 
approved and Council has the opportunity to consider application of site 
plan control; 

2) as a condition of approval the developer will be committed to entering 
into a subdivision, servicing and/or site plan agreement with the town, 
as deemed necessary, that will outline in detail the various servicing and 
site development requirements and other conditions to be satisfied 
before building permits will be issued; 

3) confoTInity and compliance with all other applicable official plan and 
zoning by-law requirements. 

At such time as these foregoing conditions have been met, the municipality will 
entertain an application for removal of the holding (h) symbol initiated by the 
developer or owner of the subj ect lands. 

(iv) Interim Uses PeTInitted 

In the interim peliod until the holding symbol is removed for areas where it is 
to be used, the implementing zoning by-law shall permit existing uses, buildings 
and structures, as well as agricultural and forestry uses and buildings and 
shuctures for same on all properties placed in a holding zone. The by-law will 
also identify regulations allowing enlargement of existing dwellings and the 
erection or extension of accessory buildings. The regulations will also allow for 
the enlargement of faln} buildings and the erection of new fam1 buildings. 
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7.2a SITE PLAN CONTROL 

The Town of Tecumseh will exercise site plan control in accordance with the provisions of 
Section 40 of the Planning Act, 1983 and the following policies: 

. 7.2a.1 PROPOSED SITE PLAN CONTROL AREA 

The Town of Tecumseh in its entirety as depicted on Schedule "A" of this Plan is designated as 
a proposed site plan control area pursuant to Section 40(2) of the Planning Act, 1983. 

7.2a.2 OBJECTIVES 

The town's objectives in using site plan control are: 

a) to ensure a high standard of site design for new development; 

b) to ensure safety and efficiency of vehicular and pedestrian access; 

c) to minimize incompatibilities between new and existing development; 

d) to control the location of drive\vays, parking, loading and garbage collection facilities; 

e) to secure easements for public utilities and grading and alterations necessary to provide 
for site drainage; 

f) to ensure that the development proposed is built and maintained as approved by Council. 

7.2a.3 APPLICATION OF SITE PLAN CONTROL 

Expansions to existing and the establishment of new multiple family residential (2 or more 
dwelling units), commercial, industrial, community facility, recreational and institutional 
developments may be subject to site plan control as deemed appropriate by Council. All other 
classes of development such as single family dwellings and agricultural uses and buildings will 
be exempt from the site plan control process. 

7.2a.4 PROPOSED ROAD WIDENINGS 

As a condition of the approval of site plans, the Council of the Town of Tecumseh may require 
the owner to provide, at no expense to the municipality, a specified amount of land for the 
purpose of road widening. Such land shall only be required where the proposed development 
fronts on one or more of the roads indicated below and only on the side and to the extent 
indi<;ated below. 

Road Requiring 
Widening 

Tecumseh Road 

Amount of Land 
Required 

3 metres 
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7.2a.5 IMPLEMENTATION 

This policy will be implemented through the adoption at Council's discretion of Site Plan 
Control By-laws designating specific Site Plan Control Areas in accordance with the provisions 
of Section 40(3) of the Planning Act, 1983 and the policies contained in this Section. 

7.3 LEGISLATION PURSUANT TO THE MUNICIPAL ACT 

It is intended that the municipality shall review existing legislation pursuant to the Municipal 
Act governing such uses as automobile 'wrecking yards, garbage dumps, gravel pits and quarries, 
trailers and signs and, where necessary, amend existing By-laws or pass new By-laws as may 
be required to ensure such uses are properly regulated and controlled. 

7.4 CONSENTS POLICY 

Land development shall take place by plan of subdivision. However, it is understood that under 
certain circumstances where a plan of subdivision is not necessary for proper and orderly 
development, a consent to a land conveyance may be granted. When such a consent is granted, 
under the provisions of the Planning Act, consideration shall be given to the spirit, purpose and 
intent of this Plan. 

7.5 PLANS OF SUBDIVISION 

It shall be the policy of the Council of the Town of Tecumseh to recommend to the Minister of 
Municipal Affairs for approval only those plans of subdivision which comply with the proposals 
of this Plan and which, to the satisfaction of the Council and Planning Board; can be supplied 
with adequate services such as schools, fire protection, water supply, storm drainage facilities, 
sanitary sewers and road maintenance, and which, by the reason of such approval, would not 
adversely affect the economy of the Tecumseh Planning Area. 

7.6 PUBLIC WORKS AND CAPITAL 'WORKS PROGRL\M 

The implementation of the policies of this Plan which can generally be labelled as community 
facilities will involve the town directly in the financing of such projects. The Text and 
Schedules of this Plan outline the nature and scope of these projects which include the upgrading 
of roads and the improvement of intersections, the development of neighbourhood and 
community parks and playgrounds, the development of a community centre, protection to 
persons and property and the installation of a water supply system, sanitary sewerage system and 
stonp drainage facilities. 

It is intended that the Town of Tecumseh, on the basis of the policies of this Plan dealing with 
community facilities and public works, will establish a priority list for the implementation of 
these projects with estimates of cost (land acquisition, development and maintenance costs) 
wherever possible. A 5-year capital improvement program will then be developed which the 
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Council could cany out systematically, adopting initially the first year of the program as part 
of their budget. It is intended that the program will be reviewed annually as part of the capital 
budget procedure. 

7.6a MAINTENANCE AND OCCUPANCY STA1'TDARDS BY-LAW 

Standards of maintenance and occupancy may be enforced through the use of a Maintenance and 
Occupancy By-law passed and enforced in accordance with Section 31 of the Planning Act, 
R.S.O. 1990. The by-law will establish the minimum standards for property maintenance and 
occupancy as they relate to: 

a) the physical conditions of yards and passageways (such as driveways, walkways and 
steps); 

b) the adequacy of sanitation including drainage and garbage problems; 

c) the physical condition of all stmctures with paIiicular regard to the following: 

i) structural standards; 
ii) lights and ventilation; 
iii) condition of stairs; 
iv) interior walls, ceilings and floors; 
v) toilet facilities; 
vi) condition of chimneys; 
vii) heating systems; 
viii) electrical service; 
ix) access. 

The Maintenance and Occupancy By-law will be enforced and administer-ed by the Chief 
Building Official or any other person designated by Council. A Property Standards Committee 
will also be maintained to review all appeals. 

7.7 PUBLIC INFORMATION 

In order to adequately infoDn the general public as to the policies and proposals contained 
herein, the Tecumseh Planning board shall, upon receiving the Minister's approval of this Plan, 
reproduce the Plan and make it available to the public. 

7.8 GENERL\L REVIEW OF THE PLAN 

It is jntended that this Plan will be reviewed from time to time in light of changing conditions 
and that a general review of the whole Plan shall take place at least once every five years. 
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7.9 STREAMLINING OF THE PLANNING PROCESS 

In order to respond more efIectively to the housing needs of the residents of the Town of 
Tecumseh, Council shall prepare and adopt a procedural guideline, including time frames, for 
each stage in the planning approval process. In addition, Council shall be committed to 
processing the various types of development applications in accordance with the following time 
frames: 

i) Major Official Plan Amendments (ie. secondary plans) 

- 80 percent within 12 months 

ii) Minor Official Plan Amendments (ie. site-specific changes) 

- 80 percent within 9 months 

iii) Zonjng By-law Amendments 

- 80 percent within 6 months 

iv) Site Plan Control Applicatjons 

- 80 percent within 5 months 

v) Review of Plans of Subdivision/Condominium submitted to the province for 
Draft Approval 

- 80 percent within 12 months 

7.10 MONITORING OF RESIDENTIAL DEVELOPMENT ACTIVITY 

The town will establish a comprehensive on-going monitoring program that is designed to assist 
Council evaluate the effectiveness of the residential land use policies contained in this plan, and 
to ensure that the intent of the provincial policy statement entitled "Land Use Planning for 
Housing" is maintained. This monitoring program will include, but not necessarily be limited 
to, the preparation of an Annual Housing Report for Council and updates to and/or revie\vs of 
the municipality's housing policies. 

Administrative procedures will be established to ensure that relevant data is collected on a 
regular basis, and that timely reports are prepared and presented to Council pertaining to the 
supply of residentially designated land, the fonn and price of housing that is being produced 
within the municipality, and the length of time it requires to process residential development 
applications. 

These reports will provide the necessary infom1ation that will be required by Council to evaluate 
how effective its policies are in ensuring that an adequate supply of affordable housing is being 
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produced in the town to meet the needs of all households - including households of low and 
moderate incomes and households with special needs. 

Council and the Ministry of Housing will be informed annually through a fonnal report 
describing the progress the municipality is making in providing the opportunity for affordable 
housing to be constructed by both the public and private sector. In situations where the number 
of affordable housing units does not satisfy the annual housing targets corrective actions may 
be recommended. 
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8.0 INTERPRETATION 

8.1 LAND USE BOUNDARIES A:'~D ROADS 

It is intended that the boundaries of the land use classifications as shown on Schedule "A" be 
considered as approximate and absolute only \vhere bounded by roads, railways, shorelines or 
other similar geographical barriers. It is also intended that the location of roads, as indicated on 
Schedule liB", be considered as approximate and not absolute. Therefore, amendments to the 
Official Plan will not be required in order to make minor adjustments to the approximate land 
use boundaries or to the location of roads, provided the general intent of the Plan is preserv'!:d. 
Such minor deviations will not be ref1ected on Schedules "A", "B", "C", "D" or "E". 

8.2 LAND AREAS, POPULATION ESTIIVIATES, ETC. 

It is intended that all figures and quantities shall be considered as approximate only and not 
absolute. Amendments to the Ot1icial Plan will not be required for any reasonable variance 
from any of the proposed figures. 

8.3 AlvIENDMENT PROCEDURE 

S110uld changing conditions necessitate the need for an amendment to the Offie iaJ Fbn in 
2.ccordance with Section 17 of the Planning Act, R.S.O .. 1970. the following procedure shall be 
~':J]jowed to ensure that the general pubiic received adequate notification. 

(a) ~oti£ication of Ratepayers 

Prior to recommending to the Council of the TO\\l'n of Tecumseh thar-any 2.mendment 
be made to the OtTicial Plan, the Planning Board shall prepare the amendment and notify 
atTected ratepayers of its content requesting comments and/or discussion of the 
amendment. In the event that the amendment affects a large number of ratepayers or is 
of general nature. the notice of the special meeting shall be given by adve11isement in 
the local newspaper. 

(b) Public yreeting 

A record shall be made of the special meeting and it shall be appended to the 
amendment prior to its submission to the Council. 

(c) Notiilcation 

Following the Ylinister's approval of the amendment. sufficient copies shall be prepo.red 
for public distribution and a notice shall be placed in the local ne\l,ispaper advlsing of 
such approval ;:md that copies of the amendment may be obtained ii-om [he Secretary (If 
the Planning Board. 
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