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RECOMMENDATIONS
It is recommended that:
1. Planning and Building Services Report No. 17/15 and the document attached thereto
entitled “Tecumseh New Official Plan Process, Commercial Development Discussion
Paper, June 2015”, as prepared by the Planning and Building Services Department, be
received; and
2. The document entitled “Tecumseh New Official Plan Process, Commercial Development
Discussion Paper, June 2015”, be made available for agency and public consultation
review.

BACKGROUND
As part of the development of the Town’s new Official Plan, Council received and endorsed a
report entitled “Tecumseh 2030, New Official Plan Process: Planning Context and Issues
Report”. This report was the first in a series of approximately 11 discussion papers that will
form the basis for and guide policy development in the new Official Plan. It provided
background and contextual information and identified relevant issues and emerging trends that
would need to be addressed.
The attached Discussion Paper, “Tecumseh New Official Plan Process, Commercial
Development Discussion Paper, June 2015”, is the seventh in the series of discussion papers
and follows the Urban Design Discussion Paper that was received by Council in April of 2015.

COMMENTS
Background on Commercial Development in Tecumseh
Consistent with the trend throughout North America, the form and function of commercial activity
in the Town of Tecumseh has evolved over the past number of decades. This trend is

Planning and Building Services Report 17/15
Town of Tecumseh New Official Plan
Commercial Development Discussion Paper, June 2015
OUR FILE: D08 TNOP
June 16, 2015

Page 2 of 8

evidenced by the ongoing transformation of the Town’s traditional main street – Tecumseh
Road from the CN Railway on the east to Southfield Drive on the west. The function of the
main street has been in a state of transition for some time. It is generally an area of great
potential that is struggling to maintain a clear identity in the face of other prosperous commercial
areas both within the Town, such as in the vicinity of Manning and Tecumseh Roads, and in
neighbouring municipalities
There are a number of reasons for this trend. In our automobile-oriented society, the “power
centre” has emerged as the dominant force in retail, relegating the main street, and even
enclosed malls, as secondary destinations or niche market locales. The “power centre”
concept, with its space extensive, automobile-oriented, big-box design, offers convenience and
ample on-site parking. These single-use models are usually separated from residential areas
which make them largely inaccessible by anything other than the automobile and their inherent
design is essentially hostile to pedestrians.
The “downtown” or “main street” of a municipality was regarded as the “heart” of a community.
Traditionally, main streets were home to a broad range of cultural, social, and economic
activities that took place in a convenient, safe and pedestrian-oriented environment. However,
over the past 30 years, commercial development throughout North America has evolved both in
form and function. This evolution has occurred for numerous reasons. Increased disposable
incomes attributed to the economic boom of the 1990s and early 2000s accelerated population
growth into greenfield areas, thus increasing the demand for new commercial space.
Commercial developments followed the path of residential growth and formed near and along
major road networks that serviced new residential neighbourhoods.
More recently, there has been a resurgence of neighbourhood based and traditional main street
style development throughout North America. This form of development, known as mixed-use,
neotraditional or new urbanism, includes building formats that accommodate mixed use and
“live-work” units, a greater emphasis on attractive architectural design, and buildings forms that
are in keeping with the surrounding development context. Less emphasis is being placed on the
provision of large expanses of parking lots at the edge of roads beyond which are pods of
commercial buildings.
In some municipalities throughout North America, there is an emerging awareness and
recognition for the need to encourage commercial development that is both functional and
attractive. These mixed-use, main street areas provide identity to neighbourhoods and help
create more livable, walkable communities as an alternative to the automobile-oriented
development of the past couple of decades.
The purpose of the Commercial Development Discussion Paper is to:
•

Identify trends, emerging policy issues and factors that influence commercial
development;

•

Describe the existing commercial structure in the Town of Tecumseh along with an
inventory of location, type and amount of commercial development that exists in each of
the commercial areas of the Town along with the amount of land remaining available for
future commercial development;

•

Review the existing policy context at the various levels of government;
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•

Identify key planning issues and possible policy approaches related to commercial
development; and

•

Invite input/comments from the public and other stakeholders.

Summary
Through the preparation of the Commercial Development Discussion Paper, the following key
findings were identified:
•

Most commercial formats fall into one of seven proven building types: the corner store,
convenience centre; neighbourhood centre, community centre, regional centre, town
centre and outlet centre;

•

Key factors influencing commercial development include:





Population and demographics
Spending power
Transporation
Commercial trends;

•

Main commercial areas in the Town generally comprise the following areas:
 Tecumseh Road “Main Street”
 Manning Road/Tecumseh Road Commercial Area
 Lesperance Road/County Road 22 Commercial Area
 Sylvestre Business Park Commercial Area
 Lesperance Road/Riverside Drive Commercial Node
 County Road 42 Commercial Node
 Parts of Oldcastle Business Park
 Other Neighbourhood Commercial Nodes;

•

There are currently a multitude of commercial goals and policies, permitted land uses
and types of commercial land use designations affecting commercial development and
lands as a result of the three distinct Official Plans currently in effect in the Town;

•

Utilizing the information from the County’s Foundation Report and the subsequent
Development Charges Background Report prepared by the Town in 2014, it was
concluded in the Growth Management/Urban Structure Discussion Paper July 2014, that
the amount of land for future commercial development appears to be more than
adequate over the projected 20-year planning horizon. This conclusion was based on a
projected need for 25 hectares (62 acres) of land (1,223 projected employees divided by
an average density of 50 persons per acre as used in the County Foundation Report)
and an available supply of 125 hectares of land. Further analysis in the Commercial
Development Discussion Paper confirms that there is a more than adequate supply of
land in the Town;

•

The draft Tecumseh Hamlet Secondary Plan establishes its own commercial structure
that includes: Anchor Commercial, Main Street Commercial and Plaza Commercial. A
separate commercial land supply analysis was undertaken for the Tecumseh Hamlet
Secondary Planning Area to determine the amount (and type) of commercial
development that could be supported by the anticipated future population of this area;
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•

The City of Windsor undertook a Residual Market Demand and Impact Analysis in 2008
as part of the background work for the development of new Official Plan commercial
policies. The analysis generally concluded that the region has an oversupply of
commercial space. It noted that the vacancy rate for the City amounts to 12% which is
out of balance with typical supply/demand relationships. These conclusions were
accepted by the County as part of its most recent update to its Official Plan;

•

Given the findings of the City’s Residual Market Analysis, the conclusions of the
County’s work as part of its new Official Plan and the Town’s own analysis, it is evident
that there exists the potential for additional commercial lands to negatively impact the
planned function of the Town’s commercial areas. Accordingly, applications to add more
commercial area within adjacent municipalities should be carefully scrutinized by the
Town to ensure they are not detrimental to the planned function of the Town’s existing
and planned commercial areas;

•

The gradual progression of changes in retail and service commercial formats has altered
the role and function of existing and planned commercial areas. As a result, the
commercial hierarchy has flattened out to resemble a system of retail and service
commercial clusters and corridors. The development of a commercial hierarchy along
with a less regimented and more flexible policy environment that also considers a
greater degree of clarity in terms of certain desirable (or undesirable) uses, is thought to
be beneficial;

•

Despite the recent “success” of the big-box, power centre commercial model, the PPS
recognizes the important role that downtowns and main streets play in achieving long
term economic prosperity. Accordingly, the PPS establishes that municipalities should
maintain and, where possible, enhance the vitality and viability of these main street
areas. These areas (including Tecumseh Road “Main Street”) play a vital role in defining
neighbourhood identity and providing convenience and specialty shopping opportunities
for surrounding residents;

•

As noted in the Employment Lands Discussion Paper, the current Business Park policies
should be revised to reflect the direction of the PPS in that the wide range of commercial
uses currently permitted should be restricted to ancillary uses. This has the effect of
protecting these lands for their principle use (industrial type uses) and not resulting in the
cannibalizing of appropriate commercial areas elsewhere. A limited number of retail and
service commercial uses should be permitted within the employment areas in order to
provide a service to these areas and their employees. These uses include restaurants,
bars, coffee shops, convenience stores, service stations, banks, office supply and
business service shops. These service commercial uses should be clustered in planned
rather than being allowed throughout the business park;

•

The Town’s planning documents have historically permitted home occupations subject to
very specific regulations (i.e. limits on floor space, signage, appropriate parking, etc.)
that ensure these uses are complementary and properly integrated into residential and
agricultural areas. It is anticipated that this approach will continue in the future based on
its reasonable success to date and that this approach has become a societal norm;

•

Urban Design is discussed in a more comprehensive manner in the Urban Design
Discussion Paper, however its relevance to the creation of successful commercial areas
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warrants special consideration in the Commercial Development Discussion Paper as
well and includes details on the importance of good urban design relative to: sidewalks,
outside dining, trees, squares/courts, signage, storefront design and street lighting;
•

Parking areas should be logically organized, convenient and safe but should not
dominate the commercial area. Wherever possible, new commercial centres should be
modeled on walkable, urban environments where retail stores are built near the sidewalk
edge and parking is within an easy walk and ideally to the rear and, in some instances,
side of the building;

•

Land use issues surrounding drive-through facilities are either related to the
appropriateness of their use (i.e. health and air quality issues, urban design) or how to
best regulate them to minimize their adverse impacts (i.e. noise, lighting, traffic conflicts).
The Provincial Policy Statement contains policy intended to improve air quality through
the proper arrangement of land uses. In addition, the PPS now includes a statement that
healthy, liveable and safe communities are sustained by promoting development and
land use patterns that consider the impacts of a changing climate. The link between the
burning of fossil fuels (a significant amount of which is from automobiles) and climate
change has been well established and therefore warrants careful consideration. The
establishment of clear and appropriate regulations will be necessary in order to
implement new policies regarding drive-throughs and to ensure their proper and careful
integration into the community; and

•

Recent economic and cultural trends have shown an increase in the popularity of food
trucks, or mobile vendors, over the past several years and the growth of mobile food
trucks is likely to rise in the near future. This Discussion Paper considers the various
issues with respect to food trucks and suggests that the first draft of the new Official Plan
could consider the establishment of policies allowing the introduction of some food
trucks as a means to garner community input.

Key Recommendations
The Commercial Development Discussion Paper includes the flowing key recommendations:
•

both regional and local analysis have demonstrated that there is an adequate supply of
commercial land designated in the existing developed areas of the Town (and planned
as part of the Tecumseh Hamlet Secondary Plan) and surrounding communities to
reasonably meet the anticipated needs of the 20-year planning period and beyond;

•

the Town currently includes a multitude of commercial designations and policies and it is
appropriate to consider a commercial hierarchy for the Town that brings greater clarity
and order while offering reasonable flexibility and comprises the following:
i)
ii)
iii)
iv)

Main Street Commercial;
General Commercial;
Business Park (ancillary commercial with limitations);
Tecumseh Hamlet Secondary Plan Commercial Hierarchy
•
Anchor Commercial
•
Main Street Commercial
•
Plaza Commercial
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•

commercial uses within the employment areas of Oldcastle and Sylvestre Business
Parks should be restricted to those ancillary and related to industrial uses so as to avoid
undermining the planned function of existing commercially designated areas. Locational
criteria for these commercial uses should also be introduced;

•

the intensification of commercial lands be encouraged and urban design policies be
added that encourage standards of development that will assist in achieving this
objective and assist in ensuring commercial areas are vibrant, support active
transportation but are also primarily walkable and aesthetically pleasing;

•

home occupations should continue to be permitted and appropriately regulated to ensure
proper integration into residential areas;

•

the establishment of policies that would consider allowing the introduction of some food
trucks in at least the first draft of the new Official Plan as a means to garner further
community input on this relatively new form of commercial activity;

•

some broad goals to be added to the new Official Plan include:

•

i)

encouraging intensification around commercial nodes such that, over
time, these areas can be more efficiently serviced by public transit;

ii)

encouraging sustainability;

iii)

ensuring the protection, enjoyment and use of abutting properties from the
potential adverse impacts of incompatible uses nearby by enhancing
compatibility between commercial and sensitive uses (i.e. residential and
recreational) through the use of mitigation measures such as: distance
separation where necessary, landscaping, buffering, building design and
screening;

a monitoring strategy be included in the new Official Plan. Such a strategy could
include:
i)

an inventory of commercial lands by type of use and absorption rates by
type of use; and

ii)

whether applications are being made for commercial uses in employment
areas, whether quasi-retail uses are being accepted as legitimate
employment uses and whether there are any other retail trends that may
have an effect on employment lands.

This type of monitoring would ideally include annual reporting of the findings.

Public Consultation
As an integral component of the Tecumseh New Official Plan process, the aforementioned
discussion paper will be posted on the Town’s website and be made available to the public and
local stakeholders. Once the remaining discussion papers are received by Council, an open
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house will be held to consider the range of issues identified and to receive stakeholder input into
the formulation of the new Official Plan. In addition, a statutory public meeting will be held in
accordance with the Planning Act. The public process/open house sessions will help confirm the
relevancy of the issues identified in the discussion papers and will provide an opportunity to
consider any other issues that are important to the community.

CONSULTATIONS
None

FINANCIAL IMPLICATIONS
None

LINK TO STRATEGIC PRIORITIES
Identifying and facilitate development of appropriate public and private lands to support growth,
assessment and changing needs has been identified as a strategic priority.

Prepared By:
Planning and Building Services Department
Town of Tecumseh
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1.0 INTRODUCTION
1.1

Background

Land use planning within the Town is currently governed by three separate Official Plans pertaining to the
three former municipalities (the Town of Tecumseh, the Village of St. Clair Beach and the Township of
Sandwich South) that amalgamated in 1999 to form the new Town of Tecumseh. These Official Plans
reflect the land use objectives of their respective former municipalities. Many of the policies are dated
and, in some cases, are no longer relevant. A new, town-wide Official Plan is needed to articulate a clear,
cohesive vision for the amalgamated Town. This vision should include the creation of a land use policy
framework that guides community decisions based on a philosophy of healthy, liveable and sustainable
communities.
The following series of discussion papers will
form the background and basis for the new
Official Plan:
•
•
•
•
•
•
•
•
•
•
•

Growth Management/Structure Plan
Agricultural and Rural Issues
Community Improvement Planning
Urban Design
Natural Heritage Features
Commercial Development
Housing and Residential Intensification
Employment Lands
Parks and Recreation
Transportation
Sustainability

These discussion papers will be presented to
the public for consultation, deliberation, sharing
of ideas and articulation of a desired policy
direction for the future. The discussion papers
and the related public consultation process will
provide the basis for and guide the
development of the new Official Plan. The
resulting Official Plan will be a combination of
policy
direction
from
the
top-down
(Province/County) and local input from the
ground-up,
identifying
the
challenges,
opportunities and goals for the Town over the
20-year planning horizon.
The focus of this discussion
Commercial Development.

1.2

paper

is

Purpose and Scope

The purpose of the Commercial Development discussion paper is to:
•

identify trends, emerging policy issues and factors that influence commercial development;
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•

describe the existing commercial structure in the Town of Tecumseh along with an inventory of
location, type and amount of commercial development that exists in each of the commercial areas
of the Town along with the amount of land remaining available for future commercial development;

•

review the existing policy context at the various levels of government (Provincial, County and local
policies);

•

identify key planning issues and possible policy approaches related to commercial development;
and

•

invite input/comments from the public and other stakeholders.
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2.0 TRENDS IN COMMERCIAL LAND USE
2.1

Evolution of Commercial Development

Consistent with the trend throughout North America,
the form and function of commercial activity in the
Town of Tecumseh has evolved over the past
number of decades. This trend is evidenced by the
ongoing transformation of the Town’s traditional main
street – Tecumseh Road from the CN Railway on
the east to Southfield Drive on the west. The
function of the main street has been in a state of
transition for some time. It is generally an area of
great potential that is struggling to maintain a clear
identity in the face of other prosperous commercial
areas both within the Town, such as in the vicinity of
Manning and Tecumseh Roads, and in neighbouring
municipalities.
There are a number of reasons for this trend. In our automobile-oriented society, the “power centre” has
emerged as the dominant force in retail, relegating the main street, and even enclosed malls, as
secondary destinations or niche market locales. The “power centre” concept, with its space extensive,
automobile-oriented, big-box design, offers convenience and ample on-site parking. These single-use
models are usually separated from residential areas which make them largely inaccessible by anything
other than the automobile and their inherent design is essentially hostile to pedestrians.
The “downtown” or “main street” of a municipality was regarded as the “heart” of a community.
Traditionally, main streets were home to a broad range of cultural, social, and economic activities that took
place in a convenient, safe and pedestrian-oriented environment. However, over the past 30 years,
commercial development throughout North America has evolved both in form and function. This evolution
has occurred for numerous reasons. Increased disposable incomes attributed to the economic boom of
the 1990s and early 2000s accelerated population growth into greenfield areas, thus increasing the
demand for new commercial space. Commercial developments followed the path of residential growth
and formed near and along major road networks that serviced new residential neighbourhoods.
Society’s reliance on the automobile, and its ability to
provide greater mobility, has been one of the main
catalysts for the evolution of commercial hierarchies
within communities. Older and smaller commercial
main street and downtown areas were deemed too
small and lacked the infrastructure to accommodate
the increased use of the automobile by its customers.
This shift was exacerbated by department stores
leaving downtown areas as buildings became
undesirable in combination with a general depopulation of urban centres. A commercial shift began
that saw retail move away from traditional downtown
cores and main streets to regional commercial centres.
A regional centre served an entire municipality or a
group of smaller, neighbouring ones and community retail centres began servicing multiple
neighbourhoods within a municipality. Increased use of the automobile allowed these centres to attract
larger numbers of clients, from greater distances.
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The emergence of the commercial “power centre” or
“big box” development along with clusters of strip malls
along extended lengths of major roads as the dominant
retail options have relegated the traditional main street,
and even, more recently, enclosed malls, as secondary
destinations or niche market locales. The power centre
concept and clusters of strip malls, with their space
extensive and automobile oriented design, offer
convenience and abundant on-site parking for their
users thereby serving an automobile-oriented clientele.
Commercial development trends over the past four
decades have demonstrated that local planning policy
has often been ineffective in strengthening the historical
core commercial areas, leaving them to falter and decay. This trend has occurred throughout North
American communities. This shift has seen stores and services that were once part of a community’s
core, relocated to large commercial centres where parking and automobile access is deemed paramount.
This commercial upheaval reveals a fault in commercial planning theory. Official Plan and Zoning By-law
documents can restrict commercial development to specific areas, however, many do not provide for
policy that recognizes the importance of the historical main street commercial areas, ensuring that
commercial uses remain in these areas. This is an ongoing challenge of meeting competing needs while
trying to foster a vibrant commercial main street district.
Despite the “success” of the big-box, power centre commercial model, the perceived convenience of these
designs came with noticeable drawbacks. These single-use models were/are predominantly located in
areas separated from residential areas, which make them inaccessible by anything other than the
automobile and hostile to pedestrians. The convenience of these forms of commercial development
typically requires its users to have access to an automobile. Without an automobile, the noted
conveniences are diminished considerably.
More recently, there has been a resurgence of neighbourhood based and traditional main street style
development throughout North America. This form of development, known as mixed-use, neotraditional or
new urbanism, includes building formats that accommodate mixed use and “live-work” units, a greater
emphasis on attractive architectural design, and buildings forms that are in keeping with the surrounding
development context. Less emphasis is being placed on the provision of large expanses of parking lots at
the edge of roads beyond which are pods of commercial buildings.
In some municipalities throughout North America, there is an emerging awareness and recognition for the
need to encourage commercial development that is both functional and attractive. These mixed-use, main
street areas provide identity to neighbourhoods and help create more livable, walkable communities as an
alternative to the automobile-oriented development of the past couple of decades.

Town Centres and Main Streets
The emergence of “new urbanism” or neo-traditional development as an approach to community planning
has resulted in a renewed focus on town centre and pedestrian-focused “main street” retailing in new
community developments. The town centre is usually seen as the focal point for residential and
employment development. In some new communities, town centres are developed in a pedestrian-friendly
format, combining commercial, entertainment, institutional and civic uses. Sidewalk cafes, live-work units,
public squares and recreation trails are incorporated to introduce humanizing elements into the suburban
landscape. Historically, village or town centers included uses such as markets, shops, civic buildings,
offices, hotels and gathering spaces where the ‘mixed use’ concept was a given. The interplay between
these uses created an exciting and active place for the community to gather at all times of the day.
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These historic centres have the benefit of an established mix
of uses. Developing an appropriate mix in a new centre or
trying to introduce new uses into an existing centre can
present a number of challenges for both developers and
municipalities. Challenges can include differing absorption
rates for retail and residential uses and stigmatisms
associated with noise levels along main streets or above
different street level uses, such as restaurants or bars.
However, creative and thoughtful solutions can usually be
found to overcome these challenges. Proper transitioning or
buffering, both vertically and horizontally, can help to
significantly mitigate noise and privacy concerns in mixed-use
developments. Higher density residential units used as a
buffer between busy main streets and surrounding lower
density residential areas has been successful in many developments and is becoming almost standard
practice.
Offices
developed
between
at-grade
commercial and residential units can act as a vertical
buffer allowing residents additional levels of privacy and
separation between their homes and the public
streetscape.
Town centres and main streets blend together both
public and private elements and are often
conceptualized and encouraged by municipalities.
Through a co-operative development approach, they can
be both profitable for the developers and provide a wide
range of public benefits, such as high quality design,
public open spaces, a pedestrian environment and
strong ties to the public transit network.
For the Town of Tecumseh to develop effective and progressive policies that balance development
pressure of new commercial areas with the preservation and enhancement of its existing and historical
commercial areas, it is imperative to have a clear understanding of how the commercial areas within the
Town and regional commercial areas outside the Town function and co-exist in the marketplace.

2.2

Categories of Commercial Development

A number of factors are involved in shaping the retail environment. Consumer spending and behavior are
influenced by numerous emotional and economic variables. To remain competitive and economically
viable, shopping centre owners and individual retailers must react to changing trends by updating their
built environments, brands and styles. The real estate development process, however, does not lend
itself to frequent changes in trends. Shopping centres take years of planning and construction to
implement and historic downtowns usually have numerous individual property and business owners, each
with buildings requiring different levels of improvement. Further, municipalities are often challenged to
provide the funds necessary for the maintenance and updates to the public realm that help foster retail
activity.
Most commercial formats fall into one of seven proven building types: the corner store, convenience
centre; neighbourhood centre, community centre, regional centre, town centre and outlet centre (see
Table 1). Each type appeals to a distinct market segment and has specific tenant types, size ranges,
location criteria, market (household) requirements and site plan standards. The following standards are
subject to considerable degrees of variance and are provided in order to illustrate the breadth of
categories and some general commonalities that distinguish them from one another.
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Table 1 – Commercial Categories
Market
Built Form

Type

Size

Corner Stores

1,500-3,000sq. ft.

800-1000 hhlds

Convenience Centres

10,000 – 30,000 sq. ft.

2,000 hhlds

Other
Number can be
reduced if store is
located on major
road

Usually linear
Building depth of
20’-60’

Serve daily needs of
surrounding
neighbourhood

Average tenant
space: 1,000 –
1,500 sq. ft.
Neighbourhood
Centres

30,000 – 100,000 sq.
ft.

6,000 – 8,000
hhld in primary
trade area

Anchored by full-sized
supermarket (45,000 –
60,000 sq. ft.)

Variety of formats
(linear, L- or Ushaped)
Depth range from
30’-80’
Most tenants require
1,200 sq. ft.

Community Centres

250,000 – 350,000 sq.
ft.

50,000 hhlds
Draw from 7-10
km

Fewer small
businesses

Power Centres

Inline tenants 10,000
– 20,000 sq. ft
Regional Centres
(Malls)

500,000 – 2,000,000
sq. ft.

16-20 km radius

Anchored by two
full-size department
store

Anchored by two
full-size department
stores
Numerous apparel
and department
stores

Town Centres

varies

8-12 km radius
Capitalize on
75,000 hhlds
each earning a
minimum of
$75,000/yr or
25,000 hhlds
earning
$100,000/yr

Outlet Centres

100,00-400,000 sq. ft.

Wide range
Popular with
tourists

One full-size
department store
80,000 – 120,000
sq. ft. of office, a
community use, inline retailers and
restaurants
Hotels and
residences (at high
density) are
sometimes included
Originally located at
least 80 km from
major cities or
regional centres now incorporated
into metropolitan
areas

Source: Principles of Urban Retail Planning and Development, Gibbs
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Each type of retail centre noted above correlates with a market-based community that is appropriate to the
size and scale of its commercial uses. Unfortunately, many communities have allowed or prohibited
retailers of certain types and sizes without considering their influence, positive or negative, on placemaking and sustainability. For example, the small corner store or convenience centre provides essential
daily goods and services for a residential area and should be allowed (or even required) to be located
adjacent to neighbourhoods and suburban subdivisions. Too often, residents must drive outside their
community for a litre of milk or a loaf of bread. Conversely, allowing for the development of a power
centre in or on the edge of a small town can have an adverse impact on and undermine the planned
function of existing and more appropriately sized commercial areas.
The commercial structure of a given municipality is not easily defined in these terms because markets
don’t always behave rationally. Commercial areas tend to morph into one another as categories overlap
and become indistinguishable as the “next big thing” migrates along major transportation corridors (i.e.
Manning Road and County Road 22).
New commercial areas are often established with no regard for existing commercial areas (particularly
when two or more abutting municipalities are not coordinating planning efforts but competing for
commercial assessment). This competition can result in the undermining of commercial areas in adjacent
communities and cannibalizing of commercial areas within the same community.
It is apparent that the commercial development in Tecumseh has both contributed to and suffered from
this effect. The following section explores some of the reasons for this evolution.

2.3

Factors Influencing Commercial Development

The supply and development of commercial land is ultimately determined by the local consumer demand
and market trends. For this reason, the commercial landscape continuously evolves and transforms, as
commercial supply adapts to the ever changing preferences of the consumer and the condition of the
regional and local economy.
An understanding of both the current commercial fabric and the future demand of commercial space
specifically related to the Town of Tecumseh market, as well as the evolving industry trends influencing
the commercial urban fabric is important when conducting a commercial policy review.

2.3.1

Population and Demographics

As commercial uses (retail and services) are population-related (meaning they follow the population as
opposed to industrial uses which tends to attract population), the most significant factor affecting
commercial development is population growth and demographics.
Council-approved population projections, which were originally allocated vis-à-vis the 2014 County of
Essex Official Plan and further refined in the Town’s 2014 Development Charges Background Study and
its Growth Management/Urban Structure Discussion Paper (August 2014), anticipate an increase from the
current approximate population of 23,500 to approximately 30,400 by 2034. The Growth
Management/Urban Structure Discussion Paper found this population increase translated into an
estimated average annual commercial growth rate of 33,829 square feet per year. The associated
analysis concluded that there is more than an adequate amount of commercial land currently designated
and proposed (the bulk of the new commercial areas being in the Tecumseh Hamlet Secondary Plan
area) to accommodate this growth. The implications of this anticipated commercial development on the
Town’s current and planned commercial land supply is more fully explored in subsection 6.1 of this paper.
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Equally important in influencing commercial development decisions is the composition of the population.
As with other land uses, the aging population will have a significant impact on the location, form and
function of commercial development over the planning horizon and beyond. In particular, the aging
population will transform the role the main street plays in society. Forward thinking planning is beginning
to incorporate services and local amenities into the traditional main street. Public uses and services act
as a draw for the senior generation who are less inclined and perhaps less able to travel for their groceries
but still need to access essential local services. Alternative transportation modes, improved accessibility
and local infrastructure will therefore become increasingly important.
Another significant demographic-related trend is down-aging – acting younger, both physically and
mentally. Understanding this is important because it’s this older population segment that’s going to drive
retail over the next 10 to 20 years. An aging population profile, helped by lower birth rates, longer life
expectancy and the sheer size of the baby-boomer generation – many of whom are now retiring – are just
three factors underpinning this trend. As a result, it is estimated that over the next ten years almost twothirds of all retail spending growth will come from those aged over 55.
The importance of the social aspect of shopping to this age group should also not be underestimated.
Shopping creates considerable opportunities for socialization and the buzz of the market place is central
to our fundamental human need to interact.
The rising influence of the so-called “Generation Y”, who are generally considered to be the under 30 to
35s is also having a major impact on retailers and their future strategy. This group has demonstrated a
preference for urban living and many are eschewing the personal automobile in favour of transit and
active transportation.
The implications for commercial development over time are obvious, not only in terms of location but also
the physical space it offers as a place to create a positive, engaging and “human” experience.

2.3.2

Spending Power

The recent global recession has altered the regional economy and reduced the collective buying power of
the citizens. The manufacturing and automotive sector in the region has gone through major restructuring
and has shrunk in size and scope. Historically, this sector has provided area residents with a strong
economic and employment base. The highly competitive wages for workers within these industries
provided significant spending power that filtered down to all commercial establishments.
As a result of these recent structural changes, a significant reduction in the region’s workforce has
occurred, with several thousand high-paying jobs being eliminated entirely or transformed into lower
paying (often part time) jobs. Given the significant economic evolution that has occurred, a large number
of the local and regional population has had their spending power significantly reduced, or eliminated. As
a result, the strength of the regional and local commercial sector has been diminished and commercial
growth will be affected by this variable for an unforeseeable period of time.

2.3.3

Transportation

The efficiency and connectivity of the region’s and the Town’s transportation infrastructure influences the
location of current and future commercial development. In addition, certain types of commercial
development (large format) specifically locate along major transportation corridors/intersections. The
main east-west corridors for local residents are Riverside Drive, Tecumseh Road, County Road 22,
County Road 42 and County Road 46. Major north-south corridors include Banwell Road/County Road
43, Lesperance Road and Manning Road/County Road 19. As such, any future commercial development
or intensification will primarily occur along these corridors or their intersection with each other.
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Recent improvements to the eastern-leg of Tecumseh Road and a portion of Manning Road (from County
Road 22 to St. Gregory’s Road) has provided improved access and traffic management for those
accessing commercial establishments along these particular stretches of road.
Planned improvements to major transportation corridors that will impact commercial development in the
Town include:
•

Banwell Road/County Road 43 (as part of both the City of Windsor and County of Essex
Environmental Assessments); and

•

Manning Road/County Road 19 & County Road 22 (as part of the County of Essex Environmental
Assessment).

In addition, the provision of public transportation services within the Town of Tecumseh has enhanced
access to commercial areas of the Town and abutting municipalities, thus increasing the trade area of
local businesses while conversely increasing the choice-factor for local residents (e.g. access to
Tecumseh Mall in Windsor). The Town should continue to develop and promote its transit service so that
it conveniently and affordably serves where people need to go, both locally and inter-regionally, and
promotes an integrated and accessible transit system.

2.3.4

Commercial Trends

Consumer demands, tastes and preferences highly influence commercial market trends and commercial
development continuously reacts to any changes in these variables.
The following trends have been identified in the literature on commercial land use:
•

Mixed use – adding residential, office, public uses adds value for land owners and means more
potential customers for retail;

•

Convenience oriented – attractive environments where one can walk from one retail establishment
to another are becoming the norm;

•

Improved walkability – pedestrian-oriented environments allow customers to comfortably and
safely move between retailers;

•

Smaller format retail – larger format retailers are adopting smaller prototypes that can be
accommodated in more urban environments such as mainstreets;

•

Retail visibility – pedestrian visibility and street presence are becoming important and prominent
storefronts, transparent facades, and patios are becoming more effective than an abundance of
mobile and pylon signage along a road with stores separated from it by large parking lots;

•

Increased density – projects are becoming more dense as vertically mixed use buildings and
structured parking allow for more efficient use of land;

•

Flexibility and adaptation – the rate of change in retail trends is increasing rapidly, meaning new
spaces need to be highly adaptable in order to stay current. Social networking and online
shopping are making retail more fluid and flexible. Pop-up retailing and food trucks are the latest
manifestation of this trend;
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2.4

•

Changing definition of anchors – anchors are destinations that draw people to an area.
Traditionally, this role has been served by supermarkets and department stores but it is being
broadened to encompass entertainment, clusters of restaurants (i.e. Kingsville) and community
facilities;

•

Multi-use public areas – shopping environments are becoming more diverse to include
restaurants, bars, cafes, theatres, public spaces and buildings, markets, and libraries.
Multifaceted and complex environments encourage visitors to stay longer and visit more often;

•

Multi-modal destinations – transit is becoming viewed as an essential attribute for commercial
developments. Car ownership among young adults is diminishing;

•

Reduced parking – parking standards are being reduced. Shared parking between different land
uses takes advantage of various peaks in demand to reduce overall parking requirements. Onstreet parking supports street-oriented retail as well as provides a more protective environment for
pedestrians;

Summary

Based on the evolving nature of commercial development, it is necessary to undertake a comprehensive
review of the current commercial hierarchy and policies as part of the development of the Town’s new
Official Plan. While many of the existing objectives and policies may continue to be relevant, changes will
be required to more clearly articulate the differences in form and function among the various commercial
designations and areas.
Planning according to a rigid hierarchy is difficult and may not necessarily result in the desired outcome.
Many restrictive commercial policies based on store types have become outdated, as stores expand into
new product lines. Similarly, the size of a retail site is not necessarily an indication of the level of the
hierarchy it will ultimately serve. To respond to this trend, planning policies should place more emphasis
on location and community design rather than on regulating store types. While a distinction still needs to
be made between neighbourhood-oriented retailing and retailers serving a wider serving function, the fine
grained hierarchy of the past is impractical given today’s trends. At the same time, there are certain types
of uses that require special locational considerations, such as gas stations, drive-throughs and auto
dealerships.
In addition to a clearly articulated commercial policy environment, there are also relatively new planning
tools available to the Town to assist with the resurrection of main street areas. For instance, the Town is
in the process of finalizing a Community Improvement Plan (CIP) for the Tecumseh Road Main Street that
will assist in enhancing this area of the community by establishing regulations, guidelines and incentives
to make the “main street” more sustainable and attractive to investment. It is anticipated that a new policy
framework and associated design guidelines will also guide the development of a main street commercial
design concept for specific areas of the Tecumseh Hamlet Secondary Plan.
When developing planning policies for commercial areas, the Town must envision land uses more fluidly,
recognizing uses and densities that may supplant those in existence. Flexibility should be built into
strategic sites to allow for intensification and mixed land uses with the goal of creating destinations that
are vibrant while being competitive and unique amongst the various commercial areas in adjacent
municipalities that are within easy travel distance of the Town.
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3.0 TECUMSEH’S EXISTING COMMERCIAL STRUCTURE
The term commercial structure is used to describe the range of commercial land use categories that exist
in a given marketplace. The various categories can be distinguished by the range of services offered, built
form, size and location. As noted in the preceding section, commercial structures across North America
have been evolving, and will continue to do so, in response to a variety of broader economic and societal
trends and conditions. The commercial structure of the Town of Tecumseh has also been impacted by
these broader trends and conditions and is described in the following section.

3.1

Existing Commercial Areas in the Town of Tecumseh

Maps 1A to 1D depict the evolution of commercial lands within the northerly settlement area of Tecumseh.
Iniatially, the Town’s commercial needs were served primarily by the Tecumseh Road “main street” area
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and a minor node at Riverside and Lesperance prior to 1980, acknowledging that the small population
could support very limited commercial development. In the 1980s, a commercial area started to form east
of the Bonduelle plant along Tecumseh Road and at its intersection with Manning Road. This commercial
area migrated southerly along Manning Road south of the railway and another node began to form on the
south side of County Road 22 at Lesperance Road in the 1990s. Both of these highway-oriented plaza
locations continued to grow post-2000 and a significant commercial area began to develop on the east
side of Manning Road in the Town of Lakeshore. This sequence of mapping illustrates the impact that the
automobile has had on the location of commercial development in Tecumseh over the past 30 years.
What isn’t clearly illustrated through the images is that while commercial “prosperity” was realized in the
vicinity of Tecumseh/Manning/County Road 22, the Tecumseh Road main street area was generally
struggling.
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Map 2 above depicts the various commercial areas within the entire Town of Tecumseh. Generally, each
of the areas provide for a wide range of commercial activities but is distinct in terms of the predominate
type of use, the built form and its locational characteristics. The evolution of these commercial areas is a
function of market demands tempered by the commercial policy context of the three former municipalities
that amalgamated to form the current Town of Tecumseh: the former Town of Tecumseh, the former
Village of St. Clair Beach and the former Township of Sandwich South.
The Town’s commercial landscape has evolved over the past several decades, forming along its major
road, thoroughfares and intersections. The majority of commercial activity is located at major road
intersections and in a linear pattern along major east-west corridors. The predominant form of commercial
growth in the Town of Tecumseh has involved both small scale and large format commercial plazas.
While convenient access to these plazas is provided via the automobile, this format of commercial
development possesses characteristics that make integration into the surrounding residential
neighbourhoods difficult.
The following is a summary of the major commercial areas based on their characteristics and form.

3.2

Tecumseh Road “Main Street”

The former Town of Tecumseh commercial development originated along the Tecumseh Road corridor
from Tecumseh’s western limit abutting Windsor, to the eastern limit where the Via Rail railway crosses
Tecumseh Road (see Map 3). This area formed a traditional commercial main street atmosphere. Over
the past few decades, several automobile oriented commercial services have concentrated in the area, as
more service/retail/restaurant/office uses have relocated to the newer commercial power centres in
neighbouring municipalities or commercial plazas within the Town.

The current Tecumseh Road Main Street Corridor is an area of transition and has been in this state for a
considerable period of time. It has the following characteristics:

Tecumseh New Official Plan Process
Commercial Development Discussion Paper
June 2015

- 13 -

•
•
•
•
•
•
•
•
•
•
•
•

faulty arrangement of buildings;
numerous access points thereby severely limited opportunities for on-street parking;
poorly arranged private off-street parking areas;
underutilized lands;
fragmented ownership;
pedestrian unfriendly environment;
role of travelled portion of the street is ill-defined;
poor quality of urban design – both public and private elements;
inappropriate land uses for a main street context;
lack of north-south connectivity to adjacent neighbourhoods;
lack of investment; and
no clear vision or direction to investors.

It is for the foregoing reasons that the Town is in the final stages of approving a Community Improvement
Plan and Urban Design Concept Plan for the Tecumseh Road Main Street Corridor. The objective of the
CIP will be to assist in enhancing the traditional main street area of the Town by working with the
community to develop a clear vision and establishing appropriate regulations, guidelines and incentives to
make the downtown more sustainable and attractive to investment (both for private development and by
the Town in its public infrastructure) while enhancing its role in providing the municipality with its identity
and a sense of place.
Figure 1: Tecumseh Road Main Street Commercial Uses
Land Use Breakdown

Vacant Unit

3%

Medical/Therapy

10%
3%

Personal Service

19%
22%

Retail
Retail Food

10%

Retail Convenience

The
area
is
currently
characterized by mainly autorelated uses with some
service, restaurant and office
uses dispersed throughout the
district
(see
Figure
1).
Development forms include
mixed residential/commercial
multi-storey buildings, smallscale
commercial
plazas/strips,
free-standing
commercial
buildings
and
converted residential buildings.

Restaurant

Businesses along this area
include Torino’s Restaurant
4% 2%
Office
and Banquet Hall, Tecumseh
Auto Performance, TD Canada
Amusement/Recreation
Trust, The Beer Store and
Automotive
numerous
other
smaller
independent
retailers,
businesses and services. In addition, there are several pockets of older single detached residential
homes in addition to a cluster of apartments along the westerly portion of this area.
13%

14%

Compared to other major commercial areas of the Town, the Tecumseh Road main street area faces
more significant challenges in attracting and maintaining businesses and customers.
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3.3

Manning Road/Tecumseh Road Commercial Area

The Manning Road/Tecumseh Road commercial area generally comprises the portion of Tecumseh Road
east of the Via Rail railway line, along with the Manning Road corridor north and south of the Via Rail
railway line from St. Gregory’s Road to County Road 22 (see Map 4). This commercial area is a popular

shopping destination used and has gone through a rapid expansion over the past 15 years as Tecumseh
Road and Manning Road serve as main east-west and north-south arterial thoroughfares. Considerable
public funds were spent in the early 2000s to completely reconstruct and expand the public infrastructure
(roads, sidewalks, landscaping, tree planting, light fixtures, sewers and intersections) in this corridor.
The built environment consists of a mix of plaza-style development and free-standing, single use
commercial buildings. The Tecumseh Road corridor east of the Via Rail rail-line is an extension of the
commercial uses at the Manning Road/Tecumseh Road intersection and differs from the main street
milieu of Tecumseh Road farther to the west, as smaller scale commercial plazas occupy the north and
south side of Tecumseh.
This commercial area is anchored by four large commercial plazas that define four corners of the Manning
Road/Tecumseh Road intersection. Those plazas consist of the “Green Valley Plaza”, “Lakeland Plaza”,
“St. Clair Beach Shopping Centre” and St. Clair Beach Town Plaza”.
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Figure 2: Tecumseh Road / Manning Road Commercial Uses
Land Use Breakdown

Vacant Unit

2% 3%

Medical/Therapy

12%
6%

Personal Service

13%
22%

Retail
Retail Food

2%

Restaurant

25%
15%

Office
Amusement/Recreation

This
area
contains
a
complete
range
of
commercial
retailers,
specialty shops, restaurants,
financial
services
and
professional
businesses
(see Figure 2). Businesses
within this area include Tim
Hortons’
Coffee
Shop,
Lifestyles Family Fitness,
Petro Canada Gas Station,
Shoppers Drug Mart and
Zehrs Grocery Store. This
area, along with the Manning
Road/County Road 22 area,
has become the Town’s
major
commercial
destination for a majority of
commercial services/uses.

Automotive
In addition, a wide range of small independent retailers/businesses also occupy this area. The major
commercial development at this area is the recently developed (2008), “East Pointe Trails Plaza”. This
area, along with the Manning Road/Tecumseh Road area and the commercial area along Amy Croft Drive
in Lakeshore, has become a major commercial destination for residents of the Town and surrounding
region. This commercial area includes a number of retail/service outlets and restaurants such as
Golftown, McDonalds, Windsor Family Credit Union and A&W Restaurant. It is anchored, however, by a
Sobey’s supermarket within Amy Croft Drive commercial area on the eastern side of Manning Road in
Lakeshore. This area has grown to form a large commercial node along the northern side of County Road
22 (add pic 3.2
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3.4

Lesperance Road/County Road 22 Commercial Area

A significant commercial area is located along the south side of County Road 22 both east and west of
Lesperance Road (see Map 5). This highly-travelled intersection has been host to commercial uses since
the 1960’s. The commercial uses located at this area were limited in nature for several decades. The
exception is the Home Hardware Building Centre commercial establishment located on the southwest
corner, which has been there for several decades.
Figure 3: Lesperance Road / County Road 22 Commercial Uses
Land Use Breakdown

Vacant Unit
4%

Medical/Therapy

4%
27%
16%

19%

15%

15%

Personal Service
Retail
Restaurant
Office
Amusement/Recreation

Major expansion to the size and
type of uses occurred with the
construction of the present day
“Tecumseh
Towne
Centre”
commercial plaza at the southeast
corner, beginning in the 1990s, with
several
expansions
occurring
thereafter. The development form
of this area consists of a number of
freestanding commercial buildings
and the aforementioned commercial
plaza. Up-scale restaurants anchor
the plaza, with smaller-scale retail,
service and office related uses
complimenting them (see Figure 3).
The unique architectural building
designs along with a site layout that
includes buildings situated along the
edge of Westlake Drive result in a

relatively intimate and high quality physical environment.
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3.5

Sylvestre Business Park Commercial Area

The Sylvestre Business Park commercial area is located at the southwestern corner of the Manning
Road/County Road 22 intersection. In the late 1990s, the lands (including existing industrial uses on
adjacent lands) were designated Business Park in the Official Plan. This designation allows light industrial
uses along with a range of commercial uses. The zoning of the lands identified on Map 6 were changed
from an Industrial Zone to a Commercial Zone in 2003. This commercial area includes one small
commercial plaza and a few highway commercial uses within larger buildings (see Figure 4). The bulk of
the area remains vacant.

Figure 4: Sylvestre Business Park Commercial Uses
Land Use Breakdown

Vacant Unit
8%
12%
16%

12%

28%

Medical/Therapy
Retail
Office

24%

Amusement/Recreation
Automotive
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3.6

Lesperance Road/Riverside Drive Commercial Node

This small commercial node is located at the Lesperance Road/Riverside Drive intersection, extending
southward along Lesperance Road for approximately 100 metres (see Map 7). This area serves many
local commuters that use Riverside Drive as their major east-west thoroughfare through Tecumseh. The
area includes a gas station, retail store, travel agency and a building supply wholesale business.
Development form of the area includes both free-standing commercial buildings situated in a compact
form along Riverside Drive west of Lesperance, and a small-scale commercial plaza. The balance of the
area is characterized by buildings situated beyond an area of parking lots that immediately abut the road.
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3.7

County Road 42 Commercial Node

This commercial node consists of
two smaller nodes situated at the
intersections of County Road 42
with Lesperance and Manning Roads (see Map 8). The node at Manning Road contains two gas stations,
a Tim Horton’s restaurant and two vacant parcels fronting on County Road 42. The node at Lesperance
contains a convenience store, fruit stand, surveyors’ office, vacant buildings on southeast corner and a
vacant parcel on the northeast corner.

3.8

Oldcastle Business Park

Employment lands are areas of clusters of business and economic activities including manufacturing,
warehousing, offices, and associated retail and ancillary facilities. The Oldcastle Business Park is the
Town’s largest employment area located in the southwest portion of the Town adjacent the City of
Windsor. It has good access to King’s Highways 401 and 3 and currently contains over 350 industrial
establishments.
There are a number of ancillary commercial establishments concentrated along Walker Road and County
Road 46. The commercial uses in the area are characterized by restaurant, fuel stations, convenience
retail stores and automotive repair garages that serve truck transports and their drivers. The Industrial
and Employment Lands Discussion Paper recommended that commercial uses within these areas be
restricted to those ancillary and related to industrial uses so as to avoid undermining the planned function
of existing commercial areas within the Town and to adequately protect industrial lands for their intended
use (which is a PPS requirement). The close proximity to provincial highway 401 plays a major role in this
areas character and evolution.

3.9

Other Neighbourhood Commercial Nodes

Several small-scale neighbourhood commercial nodes exist throughout the Town. These commercial
nodes are located both in the urban and rural areas of the municipality and primarily service the
immediate community in which they occupy. These community commercial nodes are primarily service or
retail oriented, offering specialized services. Many of these uses are located in former residential
dwellings which have been converted into commercial units. Small free-standing commercial buildings
also exist at strategic intersections within residential neighbourhoods.
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4.0 CURRENT POLICY CONTEXT
The current policy context at the Provincial, Regional and local levels of government provide guidance that
is relevant to commercial development. Based on these policies, new policy options on commercial
issues raised can be formulated.
The following is a summary of the current policy framework that is intended to assist in the responsible
growth, intensification and enhancement of existing and future commercial areas.

4.1

Provincial Policy Statement

The 2014 Provincial Policy Statement (PPS) provides general policy direction on matters of provincial
interest related to land use planning and development. The PPS supports improved land use planning and
management, which contributes to a more effective and efficient land use planning system.
These policies are complemented by locally-generated policies regarding matters of municipal interest.
The PPS, along with the Town’s official plans provide a framework for comprehensive, integrated, placebased and long-term planning that supports and integrates the principles of strong communities, a clean
and healthy environment and economic growth, for the long term.
The PPS stresses the “viability and vitality” of traditional downtowns and main streets, in order to maintain
the long-term prosperity, stability and social well-being of a community. Policies are also in place to
encourage the intensification of existing urban areas.
The provincial policy-led planning system recognizes and addresses the complex inter-relationships
among environmental, economic and social factors in land use planning and supports a comprehensive,
integrated and long-term approach to planning, and recognizes linkages among policy areas. The PPS is
more than a set of individual policies. It is to be read in its entirety and the relevant policies are to be
applied to each situation.
The more specific policies related to commercial land use are noted below.
“1.1

Managing and Directing Land Use to Achieve Efficient and Resilient Development and Land Use
Patterns

1.1.1

Healthy, liveable and safe communities are sustained by:
b)

accommodating an appropriate range and mix of ... employment (including industrial and
commercial) ... to meet long-term needs;

Under section 1.7, the PPS provides policy direction for long-term economic prosperity:
“1.7

Long-Term Economic Prosperity

1.7.1

Long-term economic prosperity should be supported by:
a)

promoting opportunities for economic development and community investment-readiness;

c)

maintaining and, where possible, enhancing the vitality and viability of downtowns and
mainstreets;
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4.2

d)

encouraging a sense of place, by promoting well-designed built from and cultural
planning, and by conserving features that help define character, including built heritage
resources and cultural heritage landscapes;

e)

promoting the redevelopment of brownfield sites;

h)

providing opportunities to support local food ..”

The County of Essex Official Plan

The County of Essex Official Plan (adopted 2005 and updated in 2014) establishes a broad policy
framework that guides the County’s long term planning strategy. The Plan offers fundamental guidance to
the County and its municipalities on land use planning matters. The Plan was prepared based on input
from County Council, various advisory committees representing the County municipalities, the Province
and the general public.
As with the PPS mentioned above, the County Official Plan does not deal with commercial uses in a very
detailed manner. Rather it references it in relation to crating adequate opportunities that result in vibrant,
complete communities and as a source of employment.
Section 1 provides policy direction related to planning principles:
“1.5 County Long Term Planning Strategy
Planning Principles
e. to maintain and enhance the town centres located within each of the seven newly
restructured Essex County municipalities as focal points for their respective communities where a
broad range of community and commercial facilities and services and housing and employment
opportunities are available at higher densities in a mixed use environment”
Furthermore, Section 3 provides direction related settlement area goals and policies:
“3.2.2 Goals
e.

to increase the opportunity for job creation within each County municipality by attracting
and maintaining industries and businesses closer to where County residents live.”

“3.2.3 Policies
g.

it is the policy of this County Official Plan to ensure long term economic prosperity by
encouraging local Official Plans to:
v.

maintain the well-being of downtowns and mainstreets.”
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4.3

Municipal Policy - Town of Tecumseh Official Plans

Land use planning within the Town is currently governed by three separate Official Plans pertaining to the
three former municipalities (Town of Tecumseh, Village of St. Clair Beach and Township of Sandwich
South) that amalgamated in 1999 to form the new Town of Tecumseh. These Official Plans are relatively
dated and reflect the land use principles and policies of their former municipalities and a different
Provincial/County planning regime.
The Town’s three Official Plans establish a commercial hierarchy through the following eight commercial
land use designations within the urban areas of the three former municipalities:
Tecumseh Official Plan
•
•
•

General Commercial
Neighbourhood Commercial
Highway Commercial

St. Clair Beach Official Plan
•

Commercial

Sandwich South Official Plan
•
•
•
•

General Commercial
Neighbourhood Commercial
Business Park
Highway Service Centre

The following is a summary of the various commercial designation policies from each of the Town's
Official Plans along with a description of the objectives and permitted uses of each. Each of the
designations can be identified in the associated mapping that is incorporated into the following pages.

4.3.1

Tecumseh Official Plan

The Tecumseh Official Plan provides an overall commercial goal for all three of its commercial
designations and then provides specific principles and permitted uses for each commercial designation.
The overall goals and objectives of lands in the commercial designations are to:
•
•
•
•
•

Provide a balanced and varied commercial economy;
Serve the needs of residents, adjacent municipalities and travelling public;
Promote and strengthen the development of the existing commercial core;
Provide small neighbourhood commercial convenience stores in locations compatible to surrounding
residential areas;
Provide for a commercial retail area at the south side of the Riverside Drive/Lesperance Road
intersection;
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•

Provide
highway
commercial
establishments for the travelling public
at the western end of Tecumseh Road.

The Plan then provides specific uses
permitted in each of its three commercial
designations, being General Commercial,
Neighbourhood Commercial and Highway
Commercial.
General Commercial
The General Commercial designation
applies to the majority of the commercial
lands within the former Town of Tecumseh.
Primary uses identified include those
establishments engaged in the buying and
selling of goods and personal services and
those that primarily serve the municipality’s
market area.
Uses permitted in this
designation include retail establishments,
places of entertainment, restaurants and
general/professional offices. In addition,
multi-storey residential and mixed use
buildings where commercial uses exist on
the ground floor and residential units are
located above, are encouraged by this
designation.
Neighbourhood Commercial
The
Neighbourhood
Commercial
designation identifies uses that provide for
the sale of convenience goods and services
required to meet the daily living needs of
residents. The primary emphasis of this designation is to promote retail establishments focusing on the
sale of foods, drugs and personal services. This designation applies to a specific group of parcels of land
on the north side of Tecumseh Road, immediately west of Manning Road.
Highway Commercial
The Highway Commercial designation limits commercial uses to those which primarily serve vehicular
traffic and the travelling public. Recreational uses, community facilities, hotels and motels are types of
uses contemplated. No lands within the former Tecumseh area have this specific designation at the
present time, as a result of past amendments to the Plan. This is illustrative of the changing role
commercial lands have come to play in the context of Tecumseh as a growing community adjacent to
other growing communities.
Each designation also includes site specific policy which relates to specific parcels with specific design
constraints. The three designations all contemplate many of the same uses within each designation.
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4.3.2

St. Clair Beach Official Plan

The St. Clair Beach Official Plan contains only one Commercial designation.
The objectives of this
designation are to:
•

•

•

Ensure
local
commercial
needs of area
residents
are
satisfied;
Promote
a
concentrated
commercial node
at the Manning
Road/Tecumseh
Road intersection,
extending
northward to St.
Gregory’s Road;
Ensure
development
meets appropriate
design standards;

The Commercial designation applies to all commercial lands located in the former Village of St. Clair
Beach. Policies state that the predominant use of land shall be for commerce. Permitted uses would
include retail and service establishments, financial institutions, general/professional offices, restaurants,
recreational establishments (marinas excluded) and service stations. Site specific policies dealing with
maximum gross leasable area, permitted uses, and yard setbacks/built form are also provided for some
specific properties.

4.3.3

Sandwich South Official Plan

The Sandwich South Official Plan provides distinct commercial goals for all three of its commercial
designations: General Commercial, Neighbourhood Commercial and Highway Service Centre. In
addition, as has been previously stated, the Business Park designation permits some commercial uses in
addition to its primary purpose to provide suitable areas for more industrial types of development.
General Commercial
The General Commercial designation applies to the majority of the commercially designated lands within
the former Township of Sandwich South.
The goals of this designation are to:
•
•
•
•

Strengthen and enhance the existing economic base be recognizing existing commercial districts;
Allow for the continued development and redevelopment of existing commercial districts;
Ensure suitable sites are available to accommodate the full range of commercial goods and services;
Recognize that commercial areas are dynamic in nature, and must be able to evolve, adapt and
redevelop as market conditions/trends and consumer needs change over time.
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Primary uses identified include all retail, office, service commercial establishments and other similar
commercial uses that serve the area residents.
Places of entertainment, assembly, restaurants and
auto-related services are also contemplated. This designation provides for a complete range of
commercial types.
Neighbourhood Commercial
The
Neighbourhood
Commercial
designation
(Schedules
A-1
being
Tecumseh Hamlet and A-3
being Maidstone Hamlet)
applies
to
a
small
commercial node at the
Lesperance Road/County
Road 42 intersection, a
small undeveloped parcel
of land on the southwest
corner of the County Road
42/Shiff Drive intersection,
a small area of land
identified along the east
side of Manning Road
(which would service a
future urban area identified
by the Manning Road
Secondary Plan) and a
select group of existing and potential commercial properties in the Maidstone Hamlet Urban Area.
The goals of this designation are to:
•
•

Ensure that the local retail and service commercial needs of residents are met at locations which are
convenient;
Possess the necessary locational characteristics for such uses without adversely impacting the
surrounding
residential
neighbourhoods.

The
Neighbourhood
Commercial
designation
identifies uses that provide for
the sale of convenience goods
and services required to meet
the daily living needs of
residents.
Primary uses
identified include retail sales of
goods and services, sundries
and personal services, eating
establishments, offices and
other similar uses.
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Business Park
The
Business
Park
designation
(Schedules
A-1 and A-3) applies to
lands located at the
southwest corner of the
Manning
Road/County
Road 22 intersection, and
the majority of lands
within
the
Oldcastle
Hamlet. This designation
envisions a mixed-use are
of
primarily
industrial
lands
with
accessory
commercial
uses
or
commercial/retail
uses
that are space extensive
and
normally
locate
outside of conventional
commercial
shopping
areas. Commercial uses
that require direct access
to arterial road networks are also contemplated for this designation.
The goals of this designation are to:
•
•

Encourage an integrated, multi-use area that provides a broad range of commercial and light
manufacturing activities;
Establish a coordinated vehicular and pedestrian circulation system.

Highway Service Centre
The Highway Service Centre designation exclusively applies to approximately 46 hectares of land situated
northwest of the Manning Road and Highway 401 interchange, commonly referred to as the Coxon lands.
This designation was introduced to the Sandwich South Official Plan by way of two Official Plan
amendments that specifically detailed the rationale supporting their designation from what had been an
Agricultural designation (Ministry of Municipal Affairs Approval in 2001).
The goals of this designation are to provide a convenient, accessible and fully integrated highway
transportation-related service centre at a location along the Highway 401 corridor which is capable of
providing a broad range of services and amenities to meet the growing and evolving needs of the North
American trucking industry and the motoring public.
The policies of the Official Plan envisages that this 46 hectare site will be developed, managed and
operated as a single, comprehensive and integrated highway service centre facility. The uses are to be a
highway transportation related service centre which consists of truck and trailer repair garages, service
stations, towing services, restaurants, hotels/motels, overnight accommodation for truck and recreational
vehicles, load transfer facilities, customs facilities and other similar uses serving the needs of the North
American trucking industry and the motoring public.
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4.3.4

Limited Commercial Uses in All Existing Official Plans

In addition, ancillary commercial uses are also considered within other designations of the three Official
Plans. Limited commercial development is identified in various non-commercial related designations,
those being:
•

Residential (Tecumseh OP): Home occupations, private home day cares and local convenience retail
stores may be permitted if deemed compatible;

•

Industrial (Tecumseh OP): Commercial uses either accessory or directly serving permitted industrial
uses that do not contribute to the detraction of the industrial area and do not promote commercial
development of the industrial area, are permitted;

•

Agricultural (Sandwich South OP): Farm occupations, home occupations and limited commercial
development related to an agricultural use (i.e. tree farms and retail nursery outlets) are permitted;

•

Low Density Residential (Sandwich South OP): Home occupations and day care centres may be
permitted;

•

Medium Density Residential (Sandwich South OP): Home occupations and day care centres may be
permitted;

•

Hamlet Residential (Sandwich South OP): Home occupations and day care centres may be permitted;

•

Maidstone Hamlet Residential (Sandwich South OP): Home occupations may be permitted;

•

Low Density Residential (St. Clair Beach OP): Home occupations may be permitted.
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5.0 HEALTHY PLACES, HEALTHY PEOPLE
Attached as Appendix ‘A’ to this document is a statement of principles titled “Healthy Places, Healthy
People – Smart Choices for the Windsor-Essex Region of Ontario”. This statement of principles was
signed by the majority of municipal planners in the Essex-Windsor region signifying their commitment to
adhering to these principles in the application of their duties as professional planners.
The principles provide a blueprint for building better communities at all levels – from the region,
countryside and towns to neighbourhoods, blocks and streets. The Council of the Town of Tecumseh
has, by resolution, endorsed these principles and it often references them as rationale for important policy
decisions affecting the community.
The principles offer a sound template for the creation of guiding principles during the development of the
Town’s new Official Plan. The relevant principles for commercial development include the following:
6.
Mixed use, compact, pedestrian-oriented neighbourhoods and city and town centres
designed for people, are the building blocks of healthy, active and vibrant communities. Parks,
schools, places of worship, compact pedestrian-scaled shopping and entertainment districts and
employment opportunities situated closer to where people live, should be easily accessible by
foot, bicycle, transit and the automobile.
12.
Within each community in our region, clearly defined, compact, pedestrian and transit
friendly city and town centres need to be maintained, created and enhanced. These city and town
centres are intended to serve as focal points for civic, commercial, entertainment, and cultural
activities. A broad range of employment, housing, civic, shopping and leisure activities should be
available in a compact, attractive, pedestrian-scale, safe and welcoming environment.
13.
Public investments need to be made in these city and town centres to support private
sector investment and to create and maintain the public realm, streetscape and amenities that will
cater to and attract ongoing patronage from residents, business clientele and visitors.
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6.0 KEY PLANNING ISSUES
This paper identifies six policy areas that require the consideration of the Town in terms of possible policy
direction:
•
•
•
•
•
•
•

Commercial Land Supply
Establishment of Commercial Structure
Home Occupations
Urban design, scale and function
Parking
Drive-Through Facilities
Food Trucks

6.1

Commercial Land Supply

6.1.1

Demand for Commercial Land

In its Foundation Report, the County analysis assumed that employment growth in the County will be
modest in the near- to mid-term, well below levels of growth experienced in the past 20 years. In the
longer term, the County analysis projected that as the regional economy adjusts, the growth outlook for
the County will improve but is still expected to remain below historic growth rates.
Utilizing the information from the County’s Foundation Report and the subsequent Development Charges
Background Report prepared by the Town in 2014, it was concluded in the Growth Management/Urban
Structure Discussion Paper July 2014, that the amount of land for future commercial development
appears to be more than adequate over the projected 20-year planning horizon. This conclusion was
based on a projected need for 25 hectares (62 acres) of land (1,223 projected employees divided by an
average density of 50 persons per acre as used in the County Foundation Report) and an available supply
of 125 hectares of land. It was noted in that Discussion Paper that additional commentary and analysis
would be provided in the Commercial Development Discussion Paper. That analysis is provided here.
As a means to compare and introduce an historical base-line trend for the Town, an analysis using a
straight-line projection of land absorption based on past levels of construction was undertaken. Figure 5
depicts the amount of commercial building over the past 15 years from 2000 to 2014. Over this time
period, an annual average of 25,565 square feet of commercial development occurred Town-wide. When
only the primary northerly settlement area was considered, the annual average was 22,869 square feet.
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Figure 5 - Town of Tecumseh
Annual Commercial Development 2000 - 2014
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On the basis of this past commercial development activity, two scenarios, illustrated in Table 2, were
considered as part of this analysis to project the need for commercial land over the 20-year planning
period – one with 30 percent lot coverage and the other with a 55 percent lot coverage.
The 55 percent coverage represents an average lot coverage scenario for main street style commercial
development while the 30 percent coverage represents an average of conventional larger format and
plaza style commercial development. The latter standard was roughly based on one-third building, onethird parking and one-third landscaping and was validated through an analysis of commercial areas
throughout the Town using the 2013 aerial photo.
Employing a more conservative approach, using the 30 percent lot coverage and the Town-wide historical
annual average commercial development rate of 25,565, results in an estimated need for 16.2 hectares
(40 acres) over the 20-year planning horizon.

15-Year Base
Period
2000-2014

Northerly
Settlement Area
Town-Wide

Table 2
Commercial Land Needs Analysis Using Historical Land Absorption Rates
Average
Annual Land Absorption
Land Needs over 20-Year
Annual
Planning Period
Industrial
30% Lot
55% Lot
30% Lot
55% Lot
Construction
Coverage
Coverage
Coverage
Coverage
(sq. ft.)
Scenario
Scenario
Scenario
Scenario

22,869
25,565

0.71 ha
(1.75 ac)
0.81 ha
(2.0 ac)

0.38 ha
(0.95 ac)
0.43 ha
(1.07 ac)

14.2 ha
(35 ac)
16.2 ha
(40 ac)

7.7 ha
(19 ac)
8.7 ha
(21.4 ac)
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The amount of available commercially designated and zoned land is illustrated on Maps A1 to A5 in
Appendix A and summarized in the following table:

Table 3
Town of Tecumseh Commercial Land Supply - June 2015
Total Designated
Vacant Commercial
Location
Commercial Land
Land
Area

Vacancy %

Tecumseh
(lands designated commercially)

45.0 ha

7.0 ha +
Potential for 5.9 ha CIP
infill

29%

St. Clair Beach
(lands designated commercially)

14.2 ha

0.3 ha

2%

Sandwich South
(lands designated commercially)

41.7 ha

20.2 ha

48%

115.1 ha

77.3 ha

67%

12.2 ha

12.2 ha

100%

228.2

122.9 ha

%54

Sandwich South
(lands designated Business Park or Highway
Service that have zoning that permits
commercial uses)
Sandwich South
(Tecumseh Hamlet Secondary Plan future
commercial)

TOTAL

In the northerly settlement area comprising Tecumseh, SCB and Tecumseh Hamlet, there are 27.5
hectares of vacant commercial land and another 5.9 hectares of potential infill in the Tecumseh Road
Main Street CIP area for a total of 33.4 hectares vacant commercial land. This amount of land alone can
accommodate the conservative high projection of 16.2 hectares over the 20-year planning horizon. There
is an additional 77.3 hectares of land designated Business Park or Highway Service that has a zoning
category that permits commercial uses and the Tecumseh Hamlet Secondary Plan contains 12.2 hectares
of proposed commercially designated land primarily intended to accommodate the future population of
that area.
There is also an abundance of commercially designated land in the Oldcastle and Maidstone Hamlets to
accommodate commercial needs anticipated in these areas as a result of the localized residential growth
that is projected.
It is therefore evident that there is an adequate amount of commercially designated and zoned lands
within the Town, and more particularly the northerly settlement area, to accommodate projected
commercial growth over the 20-year planning horizon.

6.1.2

Tecumseh Hamlet Secondary Plan

The Tecumseh Hamlet Secondary Plan area is the Town’s mid to long term principle greenfield
development area which has been subject to and is nearing the completion of an extensive planning and
servicing study process. The draft Tecumseh Hamlet Secondary Plan establishes its own commercial
structure that includes: Anchor Commercial, Main Street Commercial and Plaza Commercial. A separate
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commercial land supply analysis was undertaken for the Tecumseh Hamlet Secondary Planning Area to
determine the amount (and type) of commercial development that could be supported by the anticipated
future population of this area.
The analysis took into consideration the projected future population as well as drive-by traffic along
County Road 22 and Banwell Road in determining the appropriate amount of commercial land and its
hierarchical structure. The draft Tecumseh Hamlet Secondary Plan contains the following amount and
type of commercial land use:

Table 4 – Tecumseh Hamlet Secondary Plan Proposed Hierarchy/Area
Commercial Type
GFA (sq. ft.)
Lot Coverage
Land Area
Main Street
160,010
55%
2.7 ha (6.7 ac)
Plaza/Anchor Commercial
254,940
30%
7.9 ha (19.5 ac)
Other Commercial
1.6 ha (3.9 ac)
Total
414,950
12.2 ha (30.1 ac)

6.1.3

Commercial Development within Neighbouring Communities

Map B1 in Appendix B shows the significant surrounding commercial areas in the City of Windsor and
Town of Lakeshore. It clearly illustrates that market areas within these communities overlap.
Consequently, planning for commercial development cannot be done in isolation or in the absence of
considering the commercial areas in abutting communities.
For example, in the Amy Croft commercial area of the Town of Lakeshore (the area east of Manning Road
and north of County Road 22), there are 15 hectares (37 acres) of vacant land designated to permit
commercial uses. This amount represents nearly 100 percent of the commercial land needs identified in
the preceding analysis.
The Official Plan ultimately needs to identify appropriate locations for commercial uses recognizing the
different characteristics and locational requirements of different types of commercial uses. Planning in
Ontario has consistently attempted to place emphasis on the protection of downtowns and their “planned
function”. It is therefore important to assess the merits of any proposal, whether within the Town or its
primary and secondary market areas, with respect to public interest and concern for the planned function
and integrity of the Town’s commercial areas.
The fundamental intent in the planning for commercial land uses is to guide commercial development in
accordance with the public interest, but not to intervene in the market place in ways that may restrict
economic activity or regulate or interfere with normal business competition. It is therefore necessary to
clearly define the type and degree of adverse impacts which may be a concern via the planning process.
The City of Windsor undertook a Residual Market Demand and Impact Analysis in 2008 as part of the
background work for the development of new Official Plan commercial policies. The analysis generally
concluded that the region has an oversupply of commercial space. It noted that the vacancy rate for the
City amounts to 12% which is out of balance with typical supply/demand relationships. These conclusions
were accepted by the County as part of its most recent update to its Official Plan.
Given the findings of the City’s Residual Market Analysis, the conclusions of the County’s work as part of
its new Official Plan and the Town’s own analysis, it is evident that there exists the potential for additional
commercial lands to negatively impact the planned function of the Town’s commercial areas. Accordingly,
applications to add more commercial area within the Town of Lakeshore and the City of Windsor should
be carefully scrutinized by the Town to ensure they are not detrimental to the planned function of the
Town’s existing and planned commercial areas.
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6.2 Establishment of Commercial Structure
The gradual progression of changes in retail and service commercial formats has altered the role and
function of existing and planned commercial areas. This can lead to a patch work of Official Plan
Amendments and land use designations. As a result, the commercial hierarchy has flattened out to
resemble a system of retail and service commercial clusters and corridors.
The PPS has established the importance of protecting and enhancing downtowns and maintstreets. It is
clear that these areas require special attention when considering a policy environment to promote their
wellbeing. Given the overlapping of commercial areas and their functions throughout the region, it is
believed that a less regimented, more flexible policy environment, but one that also considers a greater
degree of clarity in terms of certain desirable (or undesirable) uses, is appropriate. For this reason, the
following hierarchy is proposed:
a)
b)
c)
d)

Main Street Commercial
General Commercial
Business Park
Tecumseh Hamlet (Anchor, Main Street, Plaza)

In addition to the specific policies pertaining to these designations/areas, it is proposed that the Official
Plan contain policies pertaining to urban design and locational criteria to ensure the proper integration of
certain commercial uses (i.e. auto-related uses) into the community.
Below is a general overview of the proposed policy approach for commercial lands:

6.2.1

Main Street Commercial

Despite the recent “success” of the big-box, power centre commercial model, the PPS recognizes the
important role that downtowns and main streets play in achieving long term economic prosperity.
Accordingly, the PPS establishes that municipalities should maintain and, where possible, enhance the
vitality and viability of these main street areas.
These areas play a vital role in defining neighbourhood identity and providing convenience and specialty
shopping opportunities for surrounding residents.
As noted earlier in this paper, the Town is nearing the completion of a Community Improvement Plan and
Urban Design Concept Plan for the Tecumseh Road Main Street Corridor. The objective of the CIP will be
to assist in enhancing the traditional main street area of the Town by working with the community in the
establishment of a clear vision along with appropriate regulations, guidelines and incentives to make the
downtown more sustainable and attractive to investment while enhancing its role in providing the
municipality with its identity and a sense of place.
This area has been the focus of such efforts in the past. For example, in 1980 a comprehensive plan was
developed for the area with the intent of effecting positive change in face of competition from other
commercial areas and the onset of the deterioration of the physical environment. In 1998, the Town
undertook the Tecumseh Town Centre Parking Study which identified the importance of parking (both onsite and on-street) for the municipality’s main street area. The main goals identified in this study included:
•
•
•

Delineation of commercial districts (through signage or gateway features);
Traffic calming design in order to assist motorist in understanding that they are entering a distinct
commercial area;
Maintain on-street parking where it exists and promote additional on-street parking where
possible;
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•
•

Encourage shared-use agreements so that commercial properties can share “private” parking
areas;
Revise municipal zoning by-laws to introduce revised parking requirements/ratios.

The planned function of the Main Street Commercial designation is to serve the community and, in
particular, the surrounding neighbourhoods with a broad range of commercial uses and services (i.e.
retail, restaurants, offices, etc.) in a setting that is street-oriented and pedestrian focused, including a mix
of compatible residential and small-scale office or community uses and services.
Within the Main Street Commercial designation, residential should be permitted in upper-storey locations
or to the rear of commercial buildings provided that they contribute to the pedestrian activity and amenity
of the street and complement the commercial storefront design and character of the street. Sites for
medium and high density residential uses should also be deemed appropriate subject to “fitting” into the
urban design for this area. If properly integrated into a main street setting, these uses can provide an
immediate market for local businesses as well as add vibrancy and provide natural surveillance to the
area thereby discouraging undesirable social behaviour.
Specialized residential uses including senior citizen accommodation, boarding houses, supportive
housing, hostels and similar uses should also be encouraged. Community facilities and open space
should also be permitted in the Main Street Commercial designation.
There are certain uses that typically are not deemed appropriate for a main street setting and would serve
to detract from the pedestrian focus and creation of a vibrant environment. These uses include
automotive uses such as sales, repairs, gas stations and gas bars. Where these types of uses currently
exist, they should be phased out over time. New drive-through facilities should also not be permitted in the
Main Street Commercial designation in order to protect and enhance the pedestrian environment.
Good urban design is critical to the success of main street areas. Accordingly, urban design policies
pertaining to these areas should be incorporated to assist in creating an aesthetically pleasing
environment and to ensure appropriate building orientation, parking and access with the objective of
improving the pedestrian experience.

6.2.2

General Commercial

It is proposed that the General Commercial designation apply to most of the commercial lands within
Town outside of the Main Street Commercial designation and the Tecumseh Hamlet commercial
designations.
By eliminating the cumbersome hierarchy that currently applies to commercial lands throughout the Town,
owners and business will be provided with greater flexibility to attract commercial investment and operate
commercial ventures. This flexibility will help to strengthen and enhance the Town’s economic base and
ensure that suitable sites are available within the designated urban areas to accommodate a full range of
commercial goods and services to meet the needs of the surrounding neighbourhoods, the community at
large, and the travelling public.
This less regimented approach to commercial planning recognizes that commercial areas are dynamic in
nature and must be able to evolve, adapt and redevelop as market conditions, consumer needs and
preferences, and retail trends change over time.
Urban design guidelines and locational criteria should be used to ensure that commercial uses are
properly integrated into the various commercially designated areas.
Permitted uses within the General Commercial designations should include all types of retail, office and
service commercial uses, places of entertainment, assembly halls, eating establishments, recreational
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commercial uses, clinics, funeral homes, financial service establishments, automobile sales and service
establishments, gas bars, service stations, hotels, motels, laundry and dry cleaning establishments, and
other similar commercial businesses that serve the needs of Town residents.
It is proposed that these uses, particularly the auto related ones, would be subject to the aforementioned
urban design and locational criteria policies.

6.2.3 Business Park Commercial
It has been established that the Town has multiple areas identified, and a sufficient land base that is
reasonably distributed, for future commercial land use needs. These areas are largely (and appropriately)
within the built up area of the Town and within identified commercial nodes in the Tecumseh Hamlet
Secondary Plan. In light of the foregoing and the analysis to this point, it is reasonable to conclude that
employment areas should not be planned or relied upon to meet retail shopping needs of a growing
population. These areas should be integrated into available commercial lands that are suitably located
throughout the community to provide residents the option/opportunity to walk and cycle to meet their daily
retail needs. These commercial areas also have the threshold to ultimately offer a range of services
intended to meet a diverse mix of residents’ needs.
As noted in the Employment Lands Discussion Paper, the current Business Park policies should be
revised to reflect the direction of the PPS in that the wide range of commercial uses currently permitted
should be restricted to ancillary uses. This has the effect of protecting these lands for their principle use
(industrial type uses) and not resulting in the cannibalizing of appropriate commercial areas elsewhere. A
limited number of retail and service commercial uses should be permitted within the employment areas in
order to provide a service to these areas and their employees. These uses include restaurants, bars,
coffee shops, convenience stores, service stations, banks, office supply and business service shops.
These service commercial uses should be clustered in planned nodes rather than being allowed
throughout the business park.
Consideration should also be given to restricting the type and range of commercial uses in the Oldcastle
and Sylvestre Business Parks to those types of commercial uses that are space extensive and require
arterial road access and are not appropriate for other commercial areas. These types of uses include:
auto dealerships, recreational vehicle sales and storage, bingo halls and commercial recreational uses.
Other types of retail uses should be directed to mainstreet, plaza and neighbourhood commercial areas
where they are accessible by a wide range of transportation modes including walking, cycling, auto and
transit. In addition, consideration should be given to allowing these types of uses along arterial roads,
such as Walker Road in the Oldcastle Business Park, to take advantage of the high visibility and easy
access afforded by these roads.

6.2.4

Tecumseh Hamlet Mixed-Use Commercial Policies

The draft Tecumseh Hamlet Secondary Plan establishes its own commercial structure that includes:
Anchor Commercial, Main Street Commercial and Plaza Commercial.
The Anchor Commercial includes flipped retail plazas at the gateway intersection of Banwell Road and
Gouin Street which are intended to function as the primary commercial anchor for the mixed-use
commercial/retail area at the north end of the Hamlet. Uses recommended for this area include a grocery
and/or pharmacy store along Banwell providing maximum exposure to passing vehicles.
The Main Street is in keeping with the typology of Tecumseh Road Mainstreet providing for a full range of
commercial uses intended to serve residents in a pedestrian-oriented main street format with buildings
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located close to the sidewalk with residential uses permitted above the street-level commercial uses.
Parallel on-street parking is to be provided.
Plaza Commercial is proposed at the intersection of Banwell Road and Shields Street. The primary
function of the commercial at this node is to service the local residents and Tecumseh Vista students and
staff.
It also provides a key commercial node and gateway for inflow traffic from the future
neighbourhoods to the west in the City of Windsor and from County Road 42 thereby benefitting from
some external spending.
Once again, the built form will be pedestrian-oriented with buildings close to the street, sidewalks, onstreet public parking and private parking to the rear of buildings.

6.3

Home Occupations

As noted previously, changes in the regional economy have brought about an evolution in the commercial
landscape. One outcome of this has been the increased proliferation of home occupation/businesses and
transient trader businesses. Home occupations typically serve as “seed industries”, in that small scale
business owners start-off operating within their homes until such time that they are financially stable and
strong enough to move into a traditional commercial area. Many also end up outgrowing their residential
home occupation due to increased business or the need to hire additional employees. Home occupations
may also serve the needs of business owners at the end of their cycle where the owner is beginning the
transition to retirement and is looking to downsize. In addition, some home occupations have been shown
to be a “natural fit” in residences, such as home daycares, hair dressers/barbers, massage therapists and
professional office uses such as accountants.
Another reason for this increase could be the economic difficulties associated with paying leases/rent on
commercial units located in more traditional commercial areas. Many of these businesses employ only
one person and do not need all the of the floor area associated with traditional commercial units. Many
services such as those noted above have chosen to operate out of their own homes and are frequently
only part-time.
Over time, it has become more customary for many service and professional establishments that once
occupied traditional commercial areas or small-scale commercial plazas to now be established in the
residential homes of those who offered the service.
The Town’s planning documents have historically permitted these types of establishments subject to very
specific regulations (i.e. limits on floor space, signage, appropriate parking, etc.) that ensure these uses
are complementary and properly integrated into residential and agricultural areas. It is anticipated that
this approach will continue in the future based on its reasonable success to date and that this approach
has become a societal norm.

6.4 Urban Design for Commercial Areas
Urban design is meant to describe the design of the public realm. The urban public realm constitutes the
noncommercial parts of the mainstreet or shopping centre – its sidewalks, streets, plazas and parking
areas. These areas are defined by the surrounding storefronts and buildings and can greatly influence
commerce. The key is to find the appropriate level of well-detailed public spaces to attract shoppers to
these areas while complementing the storeowners’ efforts to improve on storefront design and
merchandising displays.
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Urban Design is discussed in a more comprehensive manner in the Urban Design Discussion Paper,
however its relevance to the creation of successful commercial areas warrants special consideration in the
paper as well.
The following elements constitute the urban design considerations for commercial areas:

6.4.1

Sidewalks

Sidewalks are the first and last impression a shopper
receives when visiting a commercial area. Given that
shoppers spend considerable time on sidewalks, they
should provide a comfortable and pleasant backdrop to
the storefronts but not become the focus of the shopping
area. Their materials should be high in quality (i.e.
concrete or pavers), their colours carefully selected, and
their patterns well designed.
Sidewalks should be wide enough to allow pedestrians
to pass one another comfortably as well as to
accommodate limited outside displays and dining. At
strategic points, sidewalks can be widened (either
temporarily through a mobile platform or permanently
through a curb extension/bulb out which also acts as a traffic calmer) to provide for outdoor café spaces.
Sidewalks should also be buffered from traffic routes through on-street parking, street trees and, in some
cases, landscaped medians.
Inappropriately sized walkways with unsuitable furnishings can divert attention away from storefronts.
Poorly maintained, uneven sidewalks, accumulated snow or ice and litter deter users from a shopping
area. Street furnishing along sidewalks must remain up-to-date and be well-maintained. Accordingly, the
public realm should include moderately priced, quality furnishing that can be replaced every eight to ten
years.

6.4.2

Outside Dining

Cafes and restaurants can extend downtown activities
into the evenings and weekends. Permitting outside
dining along sidewalks enlivens a shopping district
and can help increase retail sales. Tables and chairs
should be allowed on the sidewalk provided that a five
to six foot wide clearance for a walking lane is
maintained. Outside dining areas can be expanded
by allowing restaurants to build temporary dining
platforms on curbside parking spots. Roughly the size
of a parking spot (typically 18 ft by 7 ft), these
platforms can increase restaurant revenue and
enhance the vibrancy and walkability of the
downtown. Municipalities can benefit by charging a
fee to lease the space which can, in turn, be used for other streetscape improvements. Removing parking
to accommodate temporary platforms or permanent sidewalk extensions, however, must be done
strategically because on-street parking is critical to the success of retail.
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6.4.3

Trees
In addition to protecting pedestrians and patio dwellers
from conditions of extreme heat, trees dramatically
improve the aesthetics of the streetscape. Research
has demonstrated that natural elements reduce levels
of stress and have the effect of effortlessly capturing
attention. Trees, however, must be strategically placed
to achieve these objectives and to avoid blocking
storefronts window displays and signage.
It is
important to the viability of businesses that drivers are
able to see storefronts. Trees must also not be planted
at the expense of on-street parking as this form of
parking is critical to the success of commercial
businesses particularly in a mainstreet context.

Getting the tree species right is important. Indigenous and historically based trees of the region should be
specified for shopping districts. They should be aesthetically pleasing, hearty, of an appropriate scale and
they should provide shade for pedestrians. In addition, the form of planting should be able to provide for a
viable living condition for the tree as it matures.

6.4.4

Plazas, Squares, Greens and Courts

Plazas, squares, greens and courts provide a pleasant
amenity for urban town centres and help facilitate the
movement of shoppers around the centre, making it
easier to extend their visit and potentially spending
more money.
Shopping malls understand the
importance of these spaces and have incorporated
them into their design since their inception. In outdoor
urban areas, the square provides an open area that
allows pedestrians to see encircling retailers from a
single vantage point. The most effective squares tend
to be the simplest in design: walkways and a lawn or
textured surface surrounded by a canopy of trees to
enclose the space and reduce the scale of the open
area. Squares and plazas are most effective when they
are sized in proportion to their urban setting.

6.4.5

Signage

Area Signage
Directing visitors to where they want to go with minimal
confusion and duress (way-finding) is essential to creating
a competitive shopping area.
In the context of a
downtown area, there are three levels of way-finding
signage. The first level is to identify the shopping area as
a “Shopping District” or “Historic Downtown” and indicate
its direction. The second phase of signage is to direct
motorists to well-marked surface parking areas. Finally,
once the visitor is on foot, smaller pedestrian-scaled signs
should be used to map the layout of the shopping area
and provide orientation. It is important to keep these signs
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well-maintained and the ever-changing list of retailers and services up-to-date as these signs can
contribute to the impression a visitor has of the shopping district. Pedestrian-oriented signs should be
horizontally oriented as studies have shown that the average person can much more readily comprehend
this format.
Store Signage
Well-designed and properly scaled store signage
contributes to strong retail sales and an attractive
downtown. Good commercial signage can reinforce
the unique nature of a shopping area. Sign By-laws
can’t be written too prescriptively as to limit creativity
but they also can’t be too diverse to give the
impression that an area does not offer quality goods
and services. In a pedestrian-oriented shopping
district, a general rule of thumb is to allow one square
foot of signage for each linear foot of storefront. In
more highway or automobile-oriented areas the sign
area is generally that of the pedestrian-oriented areas.

Mobile Signs
Mobile signs are generally defined as any sign that is designed to facilitate its movement from place to
place. These signs are generally considered unsightly and when numerous mobile signs clutter a
property, their effectiveness is called into question. Further, they can degrade the aesthetics of the
streetscape and create unsafe conditions with respect to sight lines if not properly regulated.
For these reasons, mobile signs should be prohibited in pedestrian-oriented areas such as a main street.
They’ve become necessary in more conventional, auto-oriented commercial areas due to the built form –
with the building set farther back from the street, store frontage signs are less effective. Accordingly,
these signs are deemed to be “necessary” to make motorists aware of business. The Town has had
considerable success in limiting the use of mobile signs as of late by only allowing them for a limited time
annually on each property. This approach is an attempt to balance their “need” with their adverse visual
impact on the public realm. Where possible, combined signage should be encouraged as an alternative
along with signs that incorporate “message boards”.

6.4.6

Storefront Design

Awnings
Like trees, awnings help make the pedestrian
environment more comfortable by providing shade and
shelter. They also define the street-level storefront and
get businesses noticed while improving the overall
aesthetic of the building and shopping area. The
awning material should, however, reflect the character
of the business and the shopping district. For example,
plastic or internally illuminated awnings can cheapen
shopping centres. Materials should be restricted to
canvas, cloth, steel or glass. Generally, sign letters
should be limited to 8 inches in height and only allowed
along the front flap. Awnings should be no more than 6
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to 8 feet in depth. Although it is unlikely that every storefront will have an awning, it is a scenario that
should be avoided because it can create a monotonous and dreary sidewalk.
Storefront
Small and medium sized retailers/offices/services should
have storefronts that consist of 60 percent transparent
glass and contain a horizontal break between the first
floor and upper levels. Larger anchor stores should have
a minimum of 25 percent clear glazing. The storefront’s
signage, awnings and materials should remain in
character with the historic framework of the building.
Doors should be recessed into the building façade when
practical.

6.4.7

Street Lighting
The public realm should be well lit to enhance the
appearance of the stores, their merchandise and the
visiting shoppers.
In transitional urban areas
(commercial/residential) the need to have well lit shopping
areas should be balanced against the need to avoid light
pollution on neighbouring residences. Small incandescent
tree lights can create a warm streetscape, but should be
reserved for special events and holidays rather than be lit
year round.

6.5

Parking

For a commercial area to be successful, stores and
businesses
must
have
sufficient
parking,
connections to automobile routes and pedestrian
traffic, and/or transit systems. People will avoid
downtown commercial districts or suburban
shopping centres if parking is difficult to find or
negotiate.
Unfortunately, in many commercial
areas, they become the prominent feature, resulting
in vast expanses of paved land.
Parking areas should be logically organized,
convenient and safe but should not dominate the
commercial area.
Wherever possible, new
commercial centres should be modeled on
walkable, urban environments where retail stores
are built near the sidewalk edge and parking is
within an easy walk and ideally to the rear and, in some instances, side of the building.
Shoppers have a peculiar relationship to their parking spaces. If they can see the entrance to the store or
shopping centre from their parking spot, they will consider that space as convenient and close – even if it
is a good distance away. In contrast, people will demand parking directly in front of a destination store on
the main street or in a convenience centre (although this reluctance diminishes as the size of the shopping
centre increases). If the view of the storefront becomes blocked, many shoppers will conclude that
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parking is problematic and may ignore the impulse to visit that store next time. Although this behavior is
not logical, it is practiced by most consumers and must be addressed in the planning and design of a
commercial centre.

6.6 Drive-Through Facilities
In an era where issues of air quality, fuel prices, health and climate change are garnering more attention,
there is a heightened awareness of the need to make responsible land use decisions, particularly when
these decisions involve the use of the automobile. The automobile has played a fundamental role in
shaping our communities during the past half century and an auto-centric culture has resulted.
Drive-through facilities are both a symptom and a reinforcement of this auto-centric culture. Although
drive-through facilities offer convenience to those unwilling to leave their vehicles for goods and services
such as fast food and banking, they carry costs that are borne externally to the businesses that provide
this service and the people who use it. These costs come in the form of poorer air quality, greenhouse
gases, noise and light pollution and a built form that is inhospitable to pedestrians. Although these costs
can be difficult to quantify, it is important that they be considered and measured against matters of
convenience when considering a policy and regulatory approach to drive-through facilities.
6.6.1

Issues Surrounding Drive-Through Facilities

Land use issues surrounding drive-through facilities are either related to the appropriateness of their use
(i.e. health and air quality issues, urban design) or how to best regulate them to minimize their adverse
impacts (i.e. noise, lighting, traffic conflicts). The following is a summary of these issues:
a.

Motor Vehicle Emissions and Health
Studies have shown a direct link between contaminants in vehicle emissions and significant
respiratory problems. Health Canada estimates that more than 5,000 Canadians die prematurely
each year because of air pollution. Natural Resources Canada (NRC) notes that the transportation
sector is the single largest source of greenhouse gas emissions in Canada even with modern day
emissions technology and more fuel-efficient cars.
According to the Ministry of the Environment, the Windsor-Essex region has experienced more
smog advisory days than any other region in Ontario over the past five years. The impact of idling
vehicles within the region is a significant contributor to the problem of smog. Idling emissions
contain volatile organic compounds, carbon monoxide and nitrogen oxides that are known to have
adverse effects on human health. While individual vehicle emissions have decreased, the number
of vehicles has increased. The potential for vehicle idling has risen as well because of the
increase in the number and type of facilities that offer drive-through service.
It is common to observe long lines of idling cars at some drive-through restaurants particularly the
morning rush hour. Queuing and idling traffic is the worst possible condition for motor vehicles
because the engine is unable to burn fuel efficiently and emits high volumes of fine particulate
matter. It is generally held that the park-and-enter alternative uses about 10 percent of the fuel
required for using the drive-through facility. NRC states that studies have concluded that
approximately ten seconds of idling can use more fuel than turning off the engine and restarting it.
Accordingly, NRC recommends turning off the engine if the vehicle is to be stopped for more than
10 seconds. Acting in accordance with this recommendation, many communities throughout
North America have implemented anti-idling by-laws.
Yet, while the health effects of automobiles and idling are well documented, very few studies have
looked at the impact of drive-throughs on human health. Based on available information, it would
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appear that drive-throughs, at a minimum, do not benefit our community’s health. Motor vehicles
that unnecessarily idle as they queue in a drive-through lane consume fuel and emit air pollutants.
During peak hours, these conditions are exacerbated as queuing can increase to the extent that
drive-through use can no longer be considered a “convenience”.
b.

Noise Generation and Lighting
Noise from idling vehicles and outdoor speaker systems and the glare from vehicles manoeuvring
through drive-through aisles can have potential adverse impacts on more sensitive surrounding
uses. If the stacking spaces and speaker systems are located too close to residential uses, they
can become a nuisance to those residents. This problem is further aggravated when
establishments are open 24-hours a day.
If site plan control applies to lands proposed for a drive-through establishment, it might be
possible, through negotiation, to provide adequate separation or other buffering measures to
protect residential properties. It is not always possible, however, particularly when new drivethrough facilities are proposed for existing restaurants or infill sites with size constraints.
Further, most Zoning By-laws do not specify minimum setbacks from residential uses/zones and
as such there is no effective means of enforcing or requiring buffering measures. With no Official
Plan policy or specific regulatory provisions under the Zoning By-law, it is difficult to deny site plan
approval or the issuance of a building permit on that basis.

c.

Traffic Conflicts
Observation of various drive-through facilities at peak times will show lines of vehicles waiting for
drive-through service. Queuing often extends well into the street or common access lanes, which
compromises the efficiency of the road at the crucial rush hour period and can lead to pedestrian
conflicts, driver frustration and accidents. This situation is compounded when drive-through
establishments are clustered around busy intersections. On older sites, poorly designed or
inadequate stacking spaces can impede access to regular parking spaces resulting in traffic
conflicts.
Modern fast food restaurants have become highly dependent on the drive-through component of
their business. An adequate number of stacking spaces, as well as proper internal circulation and
site access are critical components of efficient drive-through design. The consequence of making
a drive-through operation more efficient, however, is that it promotes more drive-through traffic
thereby perpetuating even greater reliance on the automobile and the use of drive-throughs as a
normal practice.
Achieving a proper integration of the drive-through lanes, on-site parking areas and pedestrian
walkways can be difficult.

d.

Urban Design Issues
Like many other post World War II commercial establishments, drive-through establishments are
representative of an auto-centric suburban model dependent on arrival of the customer principally
by motor vehicle. To accommodate the car, much of the property is devoted to parking, both for
walk-in and drive-through customers. Much of this space is underutilized for a majority of the time
and therefore represents an inefficient use of fully-serviced urban land.
Drive-through facilities typically do not adhere to urban design principles intended to emphasize
walkability, placemaking, connectivity, safety and liveability. For example, in older commercial
blocks (i.e. mainstreets), buildings abut each other and are close to the street with parking often
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located on the street or in the rear. For drive-through establishments, driveways and front yard
parking conflict with the established character of the block as the building is set back toward the
rear of the property, thereby disrupting the established urban form.
These factors make drive-though facilities generally less desirable in older, more urban locations
as they are in conflict with the pedestrian-oriented nature of these areas. In reducing the
walkability of an area, drive-throughs ultimately contribute to reduced physical activity.

6.6.2

Current Policy and Regulatory Environment

The Provincial Policy Statement contains policy intended to improve air quality through the proper
arrangement of land uses. In addition, the PPS now includes a statement that healthy, liveable and safe
communities are sustained by promoting development and land use patterns that consider the impacts of a
changing climate. The link between the burning of fossil fuels (a significant amount of which is from
automobiles) and climate change has been well established and therefore warrants careful consideration.
However, the PPS is silent with respect to the design of individual sites and their impact on traffic idling and air
quality.
The Town’s Official Plans currently do not set guidelines specifically for drive-through facilities. These need to
be developed in the new Official Plan.
Currently, none of the three Zoning By-laws includes a definition for “drive-through restaurants” or
contains provisions specifically regulating their use. Consequently, drive-through facilities associated with
restaurants, or other uses such as banks, have been permitted as of right as part of the main use. The
establishment of clear and appropriate regulations will be necessary in order to implement new policies
regarding drive-throughs and to ensure their proper and careful integration into the community.
Site plan control is limited to the parking layout and the location of the building and associated landscaped
areas, access areas, stacking lanes and other amenities. Any design aspect not specifically regulated by
the zoning by-law is subject to negotiation and appeal before the Ontario Municipal Board. Consequently,
the zoning by-law is the best mechanism for regulating the separation of land uses. Council-adopted site
plan control guidelines, however, can be effective in assisting with the introduction of design features that
can mitigate some of the potential adverse impacts from these uses. The Town has been more
successful in recent years negotiating site plan designs, for greenfield sites, that ensure conflicts between
on-site and off-site vehicular traffic do not occur. It has proven more difficult to achieve such success
when retrofitting existing drive through establishments.

6.7

Food Trucks and Other Mobile Vendors

Recent economic and cultural trends have shown
an increase in the popularity of food trucks, or
mobile vendors, over the past several years and
the growth of mobile food trucks is likely to rise in
the near future. Amplifying the push for food
trucks are the twin trends of “buying local” and
“food as entertainment” that are enhanced by programs such as the Great Food Truck Race on the
Food Network. While ice cream trucks and job-site
lunch wagons haven’t disappeared, they are
increasingly being joined by gourmet trucks and
trucks specializing in ethnic and specialty
offerings.
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Faced with inquiries from food vendors, many communities
turn to their zoning codes, only to discover that mobile food
vending is rarely defined and may not be permitted in the
way vendors might like. The net result in many
communities, intentional or unintentional, is a prohibition
on mobile food vending.
Many mobile food vendors utilize self-driven vehicles that
permit easy relocation throughout the community.
However, mobile food vending also includes trailers, food
kiosks and food carts.
Food trucks/mobile vendors promote the diversification of
the town’s economy and employment opportunities and
support the incubation and growth of entrepreneurial/start-up businesses but they also pose unique
regulation challenges.
There are a number of reasons communities may elect to sanction mobile food vending:
•

It provides an opportunity to increase jobs and businesses.
The cost of starting a food truck business can start at $25,000, where a traditional bricks-andmortar establishment may start at $300,000, according to the National Restaurant Association
(Emergent Research 2012).

•

It offers opportunities to provide food choices where zoning precludes restaurants.
Traditional zoning codes tend to restrict the uses permitted in office and industrial districts, only
allowing uses that narrowly meet the intent of those districts. Office and industrial parks, in
particular, are often isolated from the rest of the community, requiring employees to drive to retail
and restaurant areas. In addition, some communities may not have access to variety of
restaurants/food choices.

•

It can increase activity in struggling business districts.
More activity in a depressed area can be generated by creating a dynamic environment where
people gather around the availability of new and fresh food. The economy has taken a toll on
businesses over the past several years. Those that are surviving in some areas find that their
neighbouring buildings or businesses are vacant. Food trucks can be a way to enliven an area,
generating traffic for existing businesses and possibly spinning off new business activity. The
restaurant industry is evolving to meet the demands of patrons who are looking for locally grown,
sustainable, healthy, and fast options for dining. When food trucks use social media to
communicate about their location schedules, it can build up a certain level of excitement and
anticipation that can make a positive social impact.

•

They signal to other potential businesses that the community is adapting to the evolving
economy and supporting entrepreneurship.

•

They are a way for restaurateurs to test the local market for future bricks-and-mortar facilities.

Along with these potential benefits can come community impacts and possible conflicts. These include
problems with maintenance, trash, parking, noise, and vehicular and pedestrian circulation. In addition, some restaurateurs may be threatened by this new competition and try to prevent mobile food
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vending. Food trucks also have their own operational challenges, including dealing with unpredictable
weather and maintaining an appropriate inventory despite limited storage.
Given the benefits and potential problems related to food trucks, the following issues need to be
considered by the Town when determining an appropriate policy and regulatory approach:
6.7.1

Location

The majority of municipalities restrict food trucks to specific commercial areas such as downtowns, major
roadways, parking areas, etc. Many restrict food trucks a certain distance from existing restaurants,
residential areas/streets, schools, outdoor patios. It is common to allow mobile food vending in
commercial districts, but some communities add industrial districts or specify mixed use districts. Another
approach is to determine whether there is a need or desire to increase activities in specific parts of the
community such as the Tecumseh Main Street CIP or areas in the community where the population is
underserved by food choices and allow food trucks to locate in these areas only.
Some communities make a distinction between vending on public property, which often requires a license
but is not regulated by zoning, and private property, which often requires a temporary use permit and is
regulated by the zoning ordinance. Agreements are typically required if food trucks propose to operate
from municipal lands.
In consideration for existing facilities, some communities decide that there should be a minimum distance
between mobile units and bricks-and-mortar restaurants. This distance requirement is also used by some
communities to try to limit the impact on sensitive adjacent residential uses.
6.7.2

Duration and Hours of Operation

The allowable duration is often related to where mobile food vending is permitted. Some communities
allow food trucks on public property but prohibit overnight parking. Where on-street parking is at a
premium, communities may consider allowing food trucks to utilize public parking spaces for the same
duration as other parked vehicles. In contrast, some communities allow food trucks on private property for
up to 30 days or more at one location. Some communities limit hours of operation to around lunch time
and others allow sales from early in the morning to late in the evening (e.g. 7 a.m. until 10 p.m.). Some
communities place no time limits on these operations.
Regulations like this may impact vendors in terms of the types of food that can be sold and the manner in
which they are prepared, especially when preparation is done on-site. It will be important to consider
whether the allowed duration is reasonable for food vendors as well as adjacent property owners.
6.7.3

Goods Available for Sale

As mobile food trucks become more prevalent, it is anticipated that people will explore the idea of starting
other types of businesses in this format. In addition, considering the questions raised earlier about
location, it will be important to assess whether or not it makes sense to allow other goods in addition to
food to be sold in designated areas. Food trucks have become a novelty. However, it would seem that
allowing other retail goods for sale is shifting beyond the fairly defined scope and purpose of a food truck
and is difficult to rationalize at this time.
6.7.4

Number of Units in One Location

When mobile vendors congregate in the same area, the heightened intensity of use can negatively
impacts the surrounding area, particularly by increased trash. Some communities that have shown some
interest in mobile food vending have started allowing them to congregate for certain events and activities.

Tecumseh New Official Plan Process
Commercial Development Discussion Paper
June 2015

- 46 -

6.7.5

Trash

The type of standards for trash removal and upkeep will vary depending on the location and duration of
the vending. Most communities require waste receptacles for every mobile food vending unit and some
further require waste to be removed from a site daily.
6.7.6

Parking and Circulation

Given the mobility of these vendors, they by necessity are typically located in parking areas. Whether in
public spaces or a private parking lot, it is important to ensure sufficient parking for existing uses to
prevent an undue burden on bricks-and-mortar establishments. Some cities allow public parking areas to
be utilized for food trucks, and may even allow metered parking spaces to be used provided the related
meter fees are paid.
6.7.7

Licenses and Permits

Most communities require permits or licenses regardless of whether the trucks operate on public or private
property. It is also common for the community to reference compliance with other codes, particularly the
requirements of the Health Unit. A majority of municipalities have a licensing system which requires
documentation such as insurance, health unit approval, an Operation Plan (details of business, truck,
waste management, menu) and proper municipal inspection of trucks.
6.7.8

Site Amenities

Some communities specify that no tables or chairs are
permitted, or if they are, then sanitary facilities are also
required. There may be flexibility in the permitted
arrangements for such facilities (for example, having
permission to use such facilities within a reasonable
distance of the mobile unit).
6.7.9

Signage

Some communities use their existing sign regulations,
however, it has become common to allow only one sign
on the mobile vending unit itself. In many cases, the
truck itself essentially functions as one big sign with
colorful graphics. Additionally, many mobile food vendors now use social media to communicate the time
and place they will set up shop, potentially reducing the need for additional signage beyond that on the
unit itself.
6.7.10 Lighting
Lighting is not as commonly addressed as other issues, especially if a mobile food vending unit is located
in an existing developed area, but it is likely presumed that other applicable lighting requirements
appropriate to the location are to be followed.
6.7.11 Summary
The first draft of the new Official Plan could consider the establishment of policies allowing the introduction
of some food trucks as a means to garner community input. Mobile food vending is on the rise all over the
country, from urban sites to the suburbs. When regulated appropriately, mobile food vending can bring
real benefits to a community, including jobs, new businesses, fresh food, and vitality. Accordingly, it
would be appropriate to solicit public input and dialogue between the existing business community and
food truck community as part of this broader planning exercise.
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8.0 CONCLUSIONS/RECOMMENDATIONS
On the basis of all of the preceding information and analysis, it is recommended that the following policy
issues be addressed in the Town’s new Official Plan:
1) both regional and local analysis have demonstrated that there is an adequate supply of
commercial land designated in the existing developed areas of the Town (and planned as part of
the Tecumseh Hamlet Secondary Plan) and surrounding communities to reasonably meet the
anticipated needs of the 20-year planning period and beyond;
2) the Town currently includes a multitude of commercial designations and policies and it is
appropriate to consider a commercial hierarchy for the Town that brings greater clarity and order
while offering reasonable flexibility and comprises the following:
i)
ii)
iii)
iv)

Main Street Commercial;
General Commercial;
Business Park (ancillary commercial with limitations);
Tecumseh Hamlet Secondary Plan Commercial Hierarchy
•
Anchor Commercial
•
Main Street Commercial
•
Plaza Commercial

3) commercial uses within the employment areas of Oldcastle and Sylvestre Business Parks should
be restricted to those ancillary and related to industrial uses so as to avoid undermining the
planned function of existing commercially designated areas. Locational criteria for these
commercial uses should also be introduced;
4) the intensification of commercial lands be encouraged and urban design policies be added that
encourage standards of development that will assist in achieving this objective and assist in
ensuring commercial areas are vibrant, support active transportation but are also primarily
walkable and aesthetically pleasing;
5) home occupations should continue to be permitted and appropriately regulated to ensure proper
integration into residential areas;
6) the establishment of policies that would consider allowing the introduction of some food trucks in
at least the first draft of the new Official Plan as a means to garner further community input on this
relatively new form of commercial activity;
7) some broad goals to be added to the new Official Plan include:
i)

encouraging intensification around commercial nodes such that, over time, these areas
can be more efficiently serviced by public transit;

ii)

encouraging sustainability;

iii)

ensuring the protection, enjoyment and use of abutting properties from the potential
adverse impacts of incompatible uses nearby by enhancing compatibility between
commercial and sensitive uses (i.e. residential and recreational) through the use of
mitigation measures such as: distance separation where necessary, landscaping,
buffering, building design and screening;

8) a monitoring strategy be included in the new Official Plan. Such a strategy could include:
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i)

an inventory of commercial lands by type of use and absorption rates by type of use; and

ii)

whether applications are being made for commercial uses in employment areas, whether
quasi-retail uses are being accepted as legitimate employment uses and whether there
are any other retail trends that may have an effect on employment lands.

This type of monitoring would ideally include annual reporting of the findings.

____________________________________________________________________________________

How to Provide Input
Send your comments by regular mail, phone, fax, e-mail or by visiting the Town’s website.
By mail:
Att. Tecumseh Official Plan
Town of Tecumseh
Planning Department
917 Lesperance Road
Tecumseh, ON
N8H 2J4
By phone: (519) 735-2184 ext. 123
By fax: (519) 735-6712
By e-mail: cjeffery@tecumseh.ca or edececco@tecumseh.ca
Go to: www.tecumseh.ca/officialplan to register your comments using the on-line form. Register your
contact information at the same time to receive notification of upcoming consultation events.
____________________________________________________________________________________
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