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RECOMMENDATIONS
It is recommended that:
1. Planning and Building Services Report No. 48/14 and the document attached thereto
entitled “Tecumseh New Official Plan Process, Community Improvement Plan (CIP)
Discussion Paper, October 2014”, as prepared by the Planning and Building Services
Department, be received; and
2. The document entitled “Tecumseh New Official Plan Process, Community Improvement
Plan (CIP) Discussion Paper, October 2014”, 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, Community
Improvement Plan (CIP) Discussion Paper, October 2014”, is the fifth in the series of discussion
papers and follows the Agricultural and Rural Issues Discussion Paper that was received by
Council in September of 2014.

COMMENTS
Background
A Community Improvement Plan (CIP) is an urban planning document that provides the
framework to guide the redevelopment, improvement or rehabilitation of a defined area of a
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municipality that is in a state of transition. It grants a municipality the ability to acquire,
rehabilitate and dispose of land. In addition, it permits a municipality to provide grants and/or
loans to owners and tenants of land within the defined area in order to undertake improvements
to their properties (i.e. building façade improvements) and sets out priorities for public sector
investment within these areas (i.e. streetscape and infrastructure improvements).
Municipalities are using CIPs to address growth management challenges (or contraction
challenges), encourage intensification, energy efficiency, mixed-use and transit/pedestrian
oriented development, accessibility, and the emerging needs of an aging baby-boom
generation. CIPs can also encourage development and attract certain types of employment
uses. The end result is to encourage a positive change for a specific area of a community by
offering specific incentives and undertaking municipally-driven initiatives.
The Planning Act of Ontario allows municipalities to prepare a specific strategy that sets out, in
a formal way, what a municipality intends to implement in order to improve an underutilized,
neglected or the generally unsatisfactory state of a certain defined area, land or group of
properties. It is one of the many planning tools found in the Planning Act that can help address
challenges facing a municipality.
The Community Improvement Plan (CIP) discussion paper:


Provides an understanding of Community Improvement Plans and the lands to which
they can apply;



Provides an overview of the types of Community Improvement Plans and the roles they
play;



Describes the current legislative authority and policy framework in effect for Community
Improvement Plans;



Describes the role of the public and its participation in the Community Improvement Plan
process;



Identifies candidate areas for a Community Improvement Plan;



Establishes criteria and policies that will form a basis for determining community
improvement areas; and



Fosters public participation through the creation of discussion questions aimed at
generating public dialogue related to community improvement planning.

Summary
Through the preparation of the Community Improvement Plan (CIP) discussion paper, the
flowing key findings were identified:


The Town’s current Official Plan policies related to CIPs are dated. The current CIP
policies are largely a function of the era in which the policies were developed. In the
1980’s and 1990’s Provincial grant programs were tied to CIP areas with approved
plans. This is no longer the case as such Provincial funding has ceased to exist for
some time.
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Municipally-driven infrastructure CIP programs include funding towards:
 Infrastructure improvement initiatives;
 Property acquisition and assembly;
 Municipal facility / public space improvements; and
 Streetscaping improvements



Incentive-based programs, in the form of grants, loans, development charge exemptions,
development fee rebates/reductions, or property tax assistance are available. These
incentives offer assistance over a broad spectrum of community improvement initiatives
including:
 Brownfield remediation / redevelopment
 Building re-use / preservation
 Building façade improvements;
 Downtown / core area revitalization;
 Residential or commercial conversions;
 Tax incremental financing (i.e. reduction / deferral of property taxes);
 Development fee reductions (i.e. building permits, development charges); and
 Development standard exemptions



In addition to the Tecumseh Road Main Street Corridor CIP currently being prepared by
the Town with the assistance of DIALOG Consulting, other potential CIP candidate areas
include, the Oldcastle Business Park and Older Residential Areas of the Town.
However, due to the fact that there are limited resources available to the Town, it would
be beneficial to focus on the Tecumseh Road Main Street CIP area with a concerted
effort rather than spreading the limited resources over a greater number of areas,
resulting in potentially fewer returns and less positive results.

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
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
Public Works and Environmental Services

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
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.
The following series of discussion papers will form
the background and basis of the new Official Plan:












Growth Management / Urban Structure
Agricultural and Rural Issues
Urban Design
Community Improvement Planning
Natural Heritage Features
Commercial Development
Housing and Residential Intensification
Industrial Development
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.
1.1

Purpose and Scope

This discussion paper deals with Community
Improvement Planning. The purpose and scope of the Community Improvement Plan Discussion Paper is
to:








Provide an understanding of Community Improvement Plans and the lands to which they can
apply;
Provide an overview of the types of Community Improvement Plans and the roles they play;
Describe the current legislative authority and policy framework in effect for Community
Improvement Plans;
Describe the role of the public and its participation in the Community Improvement Plan process;
Identify candidate areas for a Community Improvement Plan;
Establish criteria and policies that will form a basis for determining community improvement areas;
and
Foster public participation through the creation of discussion questions aimed at generating public
dialogue related to community improvement planning.
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2.0 WHAT IS A COMMUNITY IMPROVEMENT PLAN?
2.1

Community Improvement Plans

A Community Improvement Plan (CIP) is an urban planning document that provides the framework to
guide the redevelopment, improvement or rehabilitation of a defined area of a municipality that is in a
state of transition. It grants a municipality the ability to acquire, rehabilitate and dispose of land. In
addition, it permits a municipality the ability to provide incentives to owners and tenants of land within the
defined area in order to undertake improvements to their properties (i.e. building façade improvements)
and sets out priorities for public sector investment within these areas (i.e. streetscape improvements).
Municipalities are using CIPs to address growth management challenges (or contraction challenges),
encourage intensification, energy efficiency, mixed-use and transit/pedestrian oriented development,
accessibility, and the emerging needs of an aging baby-boom generation. CIPs can also encourage
development and attract certain types of employment uses. The end result is to encourage a positive
change for a specific area of a community by offering specific incentives and undertaking municipallydriven initiatives.
2.2

Brownfields

Brownfields are lands that have been historically
used for industrial, commercial or institutional uses
which lie idle, unused or abandoned. In many
cases, these lands may be perceived to have
environmental contamination due to the historical
uses.
Brownfields are found in almost every municipality
and are typically found in the urban areas. They are
often situated in key areas such as a downtown,
along a major transportation corridor or the
waterfront. The key to these areas lies in their
value, be it economic, historical or social.
Estimates on the number of brownfields across
Canada range from 30,000 to 100,000. They
include locations such as abandoned service
stations, railway yards, junkyards, dry cleaners,
factories, foundries and mills.
Redevelopment of these locations through the use
of a Community Improvement Plan creates new
land use opportunities and at the same time,
encouraging new social and economic investment
in a particular area of a municipality. This process
fosters community pride, revitalization and a
healthy and vibrant community.

2.3

Role of a Community Improvement Plan

The Planning Act of Ontario allows municipalities to prepare a specific strategy that sets out, in a formal
way, what a municipality intends to implement in order to improve an underutilized, neglected or the
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generally unsatisfactory state of a certain defined area,
land or group of properties. It is one of the many planning
tools found in the Planning Act that can help address
challenges facing a municipality.
Community improvement planning is a means of
planning and financing development activities that
effectively use, reuse and restore lands, buildings and
infrastructure.
An area within a municipality may be designated as a
community improvement project area because of age,
dilapidation, faulty arrangement of buildings,
undesirable streetscapes or for any other
environmental, social or community economic
development reason set out in the Planning Act.

Community improvement areas can range from specific
properties to streets, neighbourhoods and entire
communities. Plans can include, but are not limited to,
a combination of programs that are either municipally
driven such as: infrastructure works, municipal property
acquisition
and
streetscape
and
landscaping
improvements;
or,
incentive-based
such
as:
commercial building façade improvements, property tax
assistance for remediation purposes and preservation and adaptive reuse of heritage and industrial
buildings.

2.4

Benefits of a Community Improvement Plan

The benefits that a Community
Improvement Plan can bring to a
municipality include economic,
environmental
and
social
improvements. It has the ability,
through the development of a
policy framework, to continually
invigorate communities through
the realization of environmental,
social, cultural and economic
benefits achieved from more
sustainable growth management
and development practices.
This planning tool has the ability to
revitalize neighbourhoods, improve
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and rehabilitate environmentally contaminated areas, promote land intensification, increase assessment
and job opportunities and promote the effective use of municipal services. Encouraging reinvestment and
redevelopment of existing neighbourhoods in a more compact form results in more vibrant communities
that are more cost-effective to service and support alternative modes of transportation such as transit and
cycling.
A plan of this nature provides a clear vision of what a municipality and its residents envision for their
community. It also provides for a transparent and simple development outline and financial incentives to
achieve this vision and facilitate redevelopment.

2.5

Municipal Role in a Community Improvement Plan

The primary purpose for a municipality to participate in any Community Improvement Plan is to encourage
and stimulate interest in the redevelopment of a blighted area of that municipality, and to provide the
framework and tools to assist in achieving this goal.
Municipalities act as the liaison between the development community and the public through the
organizing of public “brainstorming” meetings, and design charrettes. By facilitating the development of a
clear vision for a specific area (in collaboration with the public), municipalities assist in promoting a future
identity for those areas.
Once a Community Improvement Plan has been created and implemented by way of policy, a municipality
helps implement the vision identified in the Plan through a number of initiatives. These initiatives range
from investing in identified infrastructure improvements such as streetscaping to providing funding for
improvements to private properties (i.e. grants for façade improvements).

2.6

Public Role in a Community Improvement Plan

Public input received during a planning process can
form the foundation for a program of public
involvement and is an integral component to the
development of a Community Improvement Plan.
Citizen engagement is recognized as a valuable
asset by providing Town Council a balance and
range of public perspectives for its consideration in
the decision making process. The ability to establish
or improve relations with residents, community
representatives,
stakeholders,
agencies
and
government are all benefits of attaining the public’s
opinions.
Through the public input process, a dialogue
between the residents, the community as a whole
and the municipality can begin.
With the
identification of these interests, concerns and
priorities, a clear set of goals can be established for a
CIP area. This will build a positive foundation for
working as a group to resolve planning and
infrastructure issues, make informed decisions and
reach a common goal.
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3.0 LEGISLATIVE AUTHORITY & POLICY FRAMEWORK
Guidance is provided by legislative authorities at all levels of government when dealing with community
improvement activities. Based on these policies, municipalities have the ability to achieve positive
improvements to their physical landscape and built form.
There are various legislative documents and policy frameworks that are intended to assist in the
responsible growth, intensification and enhancement of areas deemed to be Community Improvement
Areas.

3.1

Municipal Act, 2001

Sections 106, 107 and 365.1 of the Municipal Act, 2001 allows for a municipality to provide various forms
of financial incentives to citizens and businesses.
Section 106 prohibits municipalities from directly or indirectly assisting any manufacturing business or
other industrial/commercial business enterprises through the practice of granting or bonuses. This is also
referred to as the “prohibition against bonusing” rule. Actions prohibited by this section include:





giving or lending money or municipal property;
leasing or selling any municipal property at below fair market value;
giving a total or partial exemption from any levy, charge or fee; and
guaranteeing borrowing

However, despite this prohibition, exceptions can be made when implementing community improvement
planning policies that relate to lands under Section 107 and 365.1 of the Municipal Act, 2001 and Section
28 of the Planning Act.
Section 107 allows a municipality (subject to the aforementioned Section 106) to make grants or funds
available for any purpose the municipality considers to be in the best interest of the municipality and its
residents.
Section 365.1 allows municipalities to pass a by-law that provides for tax assistance to an eligible property
in the form of a deferral or cancellation of part or all of the taxes levied on such property (for municipal and
educational purposes) during the rehabilitation and development period of the property.

3.2

Planning Act, R.S.O., 1990

Section 28 of the Planning Act provides the legislative authority for municipalities to implement community
improvement plans. Once a CIP comes into effect, it allows municipalities to:







designate specific properties, areas or entire communities as a community improvement area
(where permitted by local Official Plans);
acquire, hold, clear or prepare land in preparation of a Community Improvement Plan;
construct, repair or rehabilitate structures on municipal lands;
sell, lease or dispose of municipal lands;
provide financial grants or loans to property owners;
provide property tax incentives for eligible properties (in conjunction with Municipal Act, 2001)
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3.3

Provincial Policy Statement, 2014

The Provincial Policy Statement, 2014 (PPS) provides
Ontario municipalities with policy direction and guidance
on matters of provincial interest related to land use
planning and development.
Its emphasis for an
effective and efficient land use planning system serves
as a foundation for plans or policies that are developed
at a municipal level for matters of municipal interest,
while being consistent with Provincial interests.
Redevelopment,
intensification,
urban
renewal,
sustainability, resiliency and long-term economic
prosperity are highlighted throughout the PPS. Policies
identify the importance of:


identifying and promoting opportunities for
intensification and redevelopment, including
brownfield sites; and



maintaining and, where possible, enhancing the vitality and viability of downtown Main Streets and
downtown districts.

Community Improvement Plans are planning mechanisms that have the opportunity to address and act
upon many of the policy initiatives identified in the PPS.

3.4

Current Municipal Policy - Town of Tecumseh Official Plans

The current OP policy frameworks guiding community improvement planning targets the urban portion of
the municipality that is situated north of County Road 22.
Community Improvement Plan policies currently exist for areas within the former Town of Tecumseh and
Village of St. Clair Beach. These policies are identified in the respective Official Plans, which are currently
in effect. However, similar policies do not exist in the former Township Sandwich South Official Plan.
Both the Tecumseh and St. Clair Beach Official Plans set out the goals and objectives for community
improvements and identify the criteria and priorities for the designation of community improvement
projects and areas. In addition, the existing policies provide the direction and action Council may take
when implementing a Community Improvement Plan.
3.4.1

Tecumseh Official Plan

Introduction
The Tecumseh Official Plan identifies multiple community improvement areas, each one of them
pertaining to a specific area of the former municipality. Of the nine improvement areas, five are
residential, three are commercial areas, and one relates to the industrial areas. An excerpt of the policies
follows (in italics).
“6A
COMMUNITY IMPROVEMENT
6A.1 STATEMENT OF GOALS AND OBJECTIVES
(a)
GOALS
i)
To further enhance Tecumseh’s image as “the better place to live” and bolster community
pride among town residents.
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(b)

ii)

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

iii)

To preserve and improve the quality of life in existing residential neighbourhoods.

iv)

To strengthen existing and developing commercial areas.

v)

To improve existing industrial areas to encourage further development and redevelopment.

vi)

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

OBJECTIVES
(a) General
i)

To upgrade and improve municipal services and public utilities, e.g. storm and sanitary
sewers, roads, intersection improvements, watermains, hydro services, traffic signals and
streetlights.

ii)

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

(b) Residential Improvement Areas
i)

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

ii)

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

iii)

To relocate, where desirable and appropriate, incompatible or noxious uses detrimental to
the residential environment.

(c) Commercial Improvement Areas
i)

To preserve and strengthen the central commercial area.

ii)

To complete further streetscape improvements already underway.

iii)

To provide sufficient off-street parking where appropriate.

iv)

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

v)

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

(d) Industrial Improvement Areas
i)

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

6A.2

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

COMMUNITY IMPROVEMENT CRITERIA

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

(b)

(c)

6A.3

Residential Improvement Areas
i)

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

ii)

Storm and sanitary sewer upgrading or installation and road reconstruction are required;

iii)

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

iv)

Noxious or incompatible uses exist for which relocation is desirable.

Commercial Improvement Areas
i)

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

ii)

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

iii)

Serious deficiencies in off-street parking exist;

iv)

Storm and sanitary sewer installation and road reconstruction is required;

v)

Noxious or incompatible uses exist for which relocation is desirable.

Industrial Improvement Area
i)

Underutilized or inappropriate industrial operations exist;

ii)

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

iii)

Storm sewer installation and road reconstruction is required.

DESIGNATION OF COMMUNITY IMPROVEMENT AREAS

Based in the criteria in subsection 6A.2, the following areas of the town are designated as Community
Areas and are outlined on Schedule “E”:
(a) Residential Improvement Areas:

A, B, C, D, E

(b) Commercial Improvement Areas:

F, G, H

(c)
6A.4

Industrial Improvement Area:

I

PHASING OF IMPROVEMENTS

(a) Background
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(b)

i)

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

ii)

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

iii)

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

iv)

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

General Priorities
a)

Based on the foregoing key concerns, the priority ranking of improvements in residential,
commercial and industrial improvement areas is as follows:
1. Storm sewer installation and improvements to pumping capacity;
2. Watermain repair or replacement if warranted, including all appurtenances;
3. Sanitary sewer installation;
4. Road reconstruction including curbs, gutters and catch basins;
5. Hydro upgrading from 2.4 kV to 16 kV;
6. Sidewalk repairs or replacement;
7. Streetlighting upgrading;
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8. Park and municipal facility repair, upgrading and improvements (including additional
equipment);
9. Relocation of downtown P.U.C. maintenance yard and consolidation with P.U.C. offices and
other municipal operations elsewhere, freeing up additional downtown parking;
10.

Relocation of noxious or incompatible uses.

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

b)

4a.

Streetscape improvements;

4b.

On and off-street parking improvements.

The priority ranking for the various improvement areas as a whole is as follows:
1. Residential Improvement Area – A
2. Residential Improvement Area – B
3. Commercial Improvement Area – F
4. Commercial Improvement Area – G
5. Commercial Improvement Area – H
6. Residential Improvement Area – C
7. Residential Improvement Area – D
8. Residential Improvement Area – E
9. Industrial Improvement Area – I

c)

6A.5

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

In order to achieve the improvements proposed, the town may make use of any of the following methods
of implementation:
a) Designation of community improvement project areas and preparation of community improvement
plans for such areas pursuant to Section 28 of the Planning Act, 1983. Also pursuant to this section
the town may acquire and hold land; and sell, lease or otherwise dispose of any land acquired or held
within community improvement project areas; as well as clear, grade or otherwise prepare the land for
community improvement; or construct, repair or rehabilitate buildings on land acquired or held. The
town may also make grants or loans to property owners for rehabilitation within the community
improvement project area in conformity with the Community Improvement Plan.
b) Use of public funding programs offered by federal and provincial governments.
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c) Continued enforcement of the town’s property standards by-law pursuant to Section 31 of the
Planning Act, 1983.
d) Cooperation and support of activities and programs undertaken by the Board of Management of the
Tecumseh Business Improvement Area (B.I.A).
e) Where appropriate, adoption of a bonus zoning by-law pursuant to Section 36 of the Planning Act,
1983 to authorize increases in height and density of permitted development in return for such facilities,
services or matters as set out in the by-law and which would assist in implementing the detailed
community improvement plans.
f)

Cooperation and support for activities and programs undertaken by local service clubs and community
organizations, particularly with respect to improvements to recreational and community facilities.

g) Encourage and support private individuals and businesses in undertaking self-initiated improvements
to private properties for mutual benefit.

Summary
The current Tecumseh Official Plan policies establish the importance of continued improvement and
upgrades to all land use areas within the former Tecumseh urban area. Municipal priorities are identified
by the use of specific evaluation criteria for each community improvement area. Improvements are
primarily centred on infrastructure-related projects (roads, sewers, electricity) with many of them having
been achieved since the improvements were identified and the policies were originally introduced in the
Official Plan. Municipal, provincial and federal funding contemplated by the policies are largely a function
of the era in which the policies were developed. In the 1980’s and 1990’s Provincial grant programs were
tied to CIP areas with approved plans. This is no longer the case as such Provincial funding has ceased
to exist for some time.
In addition, given that these polices are dated and much of the identified works have been achieved, a
review of the CIP priorities is warranted.
There is an underlying question with respect to the
appropriateness of identifying the majority of the Town as a Community Improvement Area (as is currently
the case) versus selecting one or two specific areas where the need is most apparent and adequate
resources can be allocated to ensure positive results.

3.4.2

St. Clair Beach Official Plan

Introduction
The St. Clair Beach Official Plan designates the entire St. Clair Beach urban area as a community
improvement area, focusing on specific areas for potential improvement.
Policy
“7.1
GOALS AND OBJECTIVES
The following goals and objectives are established for community improvement in the Village of St. Clair
Beach.
a)

to develop and maintain an attractive and pleasant living environment for residents of the Village
of St. Clair Beach;

b)

to continue to improve existing municipal hard services and social and recreational facilities to
acceptable service standards;
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c)

7.2

to ensure a high standard of site design for new development and to minimize incompatibilities
between new and existing uses.
COMMUNITY IMPROVEMENT CRITERIA

A community improvement area shall be selected on the basis of several of the following criteria:
a)

the need for improvements to storm sewers, sanitary sewers, watermains, shoreline protection, hydro
facilities, streetlighting, roads and public works yards;

b)

the need for improvements and/or expansion to park and recreational facilities;

c)

the need for improvements to the public streetscape to improve its appearance and function.

7.3

DESIGNATION OF COMMUNITY IMPROVEMENT AREA

Based on the above criteria, the Village of St. Clair Beach in its entirety as shown on Schedule ‘A’ of this
Plan is designated as a community improvement area. Community improvement project areas within the
Village shall be designated as such in a by-law passed in accordance with the provisions of Section 28 of
the Planning Act, 1983.
7.4

PHASING OF IMPROVEMENTS

The following types of improvement are considered high priority:
a)

road reconstruction in those areas of the Village which have been identified as a high priority in the
Roads Survey Report prepared for the municipality;

b)

reduction of stormwater flows in the sanitary sewer system;

c)

improvements to existing parks and the development of those lands that are under municipal
ownership but not fully developed for optimal park use at the present time.

In the event that the existing circumstances change with time, Council may alter the priority of the
improvements accordingly without an amendment to this Plan provided the changes are in keeping with
the goals and objectives identified in Section 7.1
7.5

IMPLEMENTATION

The policies contained in this section will be implemented through the following measures:
a)

designation of community improvement project areas and the preparation of community improvement
plans for such areas pursuant to Section 28 of the Planning Act, 1983;

b)

the use of senior government grants and subsidies wherever possible;

c)

enforcement of the Village’s Maintenance and Occupancy Standard By-law pursuant to Section 31 of
the Planning Act, 1983;

d)

Council support for activities and programs undertaken by local service clubs and community
organizations, particularly with respect to improvements to recreational and community facilities;

e)

Council support for private concerns, business and institutions undertaking improvements to private
properties.”
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Summary
The current policy stresses the importance of continued improvement and upgrades to infrastructurerelated project (roads, sewers, watermains) parks, and recreation facilities and streetscape appearance.
Given that these polices are dated, a review of the community improvement plan policies and priorities is
warranted. The current Village-wide CIP designation is largely a function of the era in which the policies
were developed. In the 1980’s and 1990’s Provincial grant programs were tied to CIP areas with
approved plans. This is no longer the case as such Provincial funding has ceased to exist for some time.
It is therefore timely for the Town to consider the strategic application of CIP areas and projects based on
the anticipated positive results and the geographic area(s) of most need. The fact that there are limited
resources available it would be beneficial to focus on one or two project areas with a concerted effort
rather than spreading the limited resources over a greater number of areas, thereby resulting in potentially
fewer returns and positive results.
3.4.3

Sandwich South Official Plan

There is no specific policy related to Community Improvement Plans in the current Sandwich South
Official Plan. Lack of traditional residential neighbourhoods, the predominant land use of agriculture,
along with the fact that the majority of the urban area is of more recent development may have resulted in
the Official Plan being developed without community improvement policies.
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4.0 COMMUNITY IMPROVEMENT PLAN OPTIONS
4.1

Community Improvement Plan Structure

The structure of Community Improvement Plans
Province-wide ranges considerably with respect to
approaches, content, goals and objectives. The
differences stem from the nature of the main
objectives of the plan, which reflects the diverse
priorities of various municipalities. Generally,
Community Improvement Plans have three main
components:

PART 1
Introduction
Purpose
Background

1) the purpose of the plan;

CIP

2) the resulting policies, goals and objectives;
and

PART 2

3) the supporting documentation used to
identify/determine the improvement areas and
the policies that were created for them.

4.2

Policies
Goals
Objectives

PART 3
Suporting
Information

Types of Community Improvement Plans

Community Improvement Plans have been used for various municipal and urban planning priorities to
revitalize a targeted area of a community. Just as improvement areas (and their associated objectives)
can range from a few specific properties, to a group of streets or to entire communities, so does the
methodology of an improvement plan. Improvement plan programs can be a municipally driven or
incentive-based or a combination thereof.
4.2.1

Municipally-Driven Infrastructure Programs

There are a multitude of municipally-driven program options available. Some popular programs include
funding towards:




4.2.2

Infrastructure improvement initiatives;
Property acquisition and assembly;
Municipal facility / public space improvements; and
Streetscaping improvements
Municipal Incentive-Based Programs

In addition to municipally-driven infrastructure programs, incentive-based programs, in the form of grants,
loans, development charge exemptions, development fee rebates/reductions, or property tax assistance
are available.
These incentives offer assistance over a broad spectrum of community improvement initiatives including:
 Brownfield remediation / redevelopment
 Building re-use / preservation
 Building façade improvements;
 Downtown / core area revitalization;
 Residential or commercial conversions;
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4.2.3

Tax incremental financing (i.e. reduction / deferral of property taxes);
Development fee reductions (i.e. building permits, development charges); and
Development standard exemptions
Program Examples

Many of the aforementioned initiative programs have been incorporated into CIPs for other municipalities
throughout Ontario. Following are some examples of various initiatives. A comprehensive comparison of
incentive-based initiatives within seven selected municipalities is contained in Appendix A.
Infrastructure Improvements (St. Catharines, ON)
Provide initiatives to improve non-vehicular connection points along specific municipal streets and to
expand downtown streetscapes and create more green spaces along them.

Development Standard Exemptions (Chatham-Kent)
Provides for waived or reduced parking or requirements/standards for new residential units within existing
commercial building space.
Brownfield Remediation / Redevelopment (City of Welland, ON)
Through the Brownfields Development Charge Exemption Program, up to 100% of the payable
development charge may be discounted depending on the costs of environmental remediation and the
amount of planning policies (identified in the Official Plan) that are implemented.
In addition, they provide for cancellation of municipal
property tax increases for five years, and education
property taxes for three.
Building Preservation (Chatham-Kent, ON)
Through a Heritage Tax Relief, owners are offered a
reduction in the municipal portion of the property tax to
heritage buildings for restoration and preservation work.
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Residential Conversions (St. Catharines, ON)
Provide for a Residential Conversion and Intensification Grant. This grant is available for the conversion
of non-residential space to residential use. Grants cover up to 15% of the construction costs (to a
maximum of $5,000 per dwelling unit). These funds are allocated for the cost of materials, equipment and
labour, in addition to the feasibility study that would be required to determine the viability of the
conversion.
Building Re-Use (St. Catharines, ON)
Through a Tax Increment-Based Grant Program, funding is made available to owners who, through the
rehabilitation of a property, increase property assessment, and therefore, increased property taxes. A
grant equivalent to a portion of the resulting property tax increase is deducted.
Downtown / Core Area Revitalization (St. Catharines, ON)
The local CIP calls for the funding and preparation of a comprehensive marketing program to provide a
reference guide to developers, owners, citizens and potential investors.
Building Façade Improvements (Chatham-Kent, ON)
Provide grants and/or loans to commercial property owners to improve the exterior façade of their
buildings. Grants are available for up to 50% of the construction cost (to a maximum of $7,500). Greater
grant amounts are available for waterfront façades or in areas of significant public view.

(after)
Development Fee Reduction (St. Catharines, ON)
Provides for a refund equivalent to the cost of a normal planning application and permit fees when
improvements are done to lands and buildings identified as eligible for grants.
Economic Revitalization Community Improvement Plan (CIP) (Windsor, ON)
The City of Windsor's CIP provides financial incentives to encourage new investment in a wide range of
targeted economic sectors across the entire City. The intent of this CIP is to attract new businesses to
any area of the City that represent new and desirable sectors of the local economy and to target job
creation through the attraction of new businesses or expansion to existing businesses.
Summary
As noted through these Community Improvement Plan initiatives, through tax assistance, grants/loans,
reduced application and permitting fees, flexible or less restrictive zoning and other various forms of
incentives, the end goal is to support the revitalization of depressed areas through redevelopment,
intensification, beautification and restoration/reclamation of underused land.
The common trait to all these plan options is the attempt to achieve a resulting alteration of the physical
landscape of a community in order to achieve a public benefit. This assists a municipality in becoming
more sustainable at the social, environmental and economic level.
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5.0 COMMUNITY IMPROVEMENT PLAN CANDIDATE AREAS
5.1

Defining a Community Improvement Plan Area

All Community Improvement Plans begin with the identification of a specific boundary or study area. This
boundary serves as an instrument to keep the focus and municipal resources focused on the intended
area of improvement. This can range from a single street block, a commercial node, a neighbourhood, or
an entire municipality. The boundary area a municipality determines is a function of what are deemed to
be the “needs” of a community (ie. downtown core revitalization in St. Catharines, or City-wide economic
development in Windsor).
The rationale for identifying a detailed area for improvement rather than a generalized vast area is to
focus public attention on a specific local priority.
Areas in transition or in need of
redevelopment/rehabilitation are prime candidates.
In turn, this fosters and encourages a community to change and improve itself in a coordinated manner.
Identifying the needs of an area within a community is based on the tools provided by governmental
legislation noted previously and the characteristics of the candidate areas.

5.2

Criteria Used in Identification of Candidate Community Improvement Areas

The process of identifying and selecting candidate areas for improvement and reinvestment commences
with the evaluation of information such as physical, social, environmental or economic characteristics of a
targeted area. This evaluation allows for the identification of opportunities and challenges, along with
potential resolutions to these challenges.
In conjunction with this, background review of planning and other land use documents governing the area
is important. The process concludes with formulating criteria that will determine an area’s eligibility for
improvement opportunities.
The criteria that can be used to assist in identifying an area that would benefit with the establishment of an
improvement plan are abundant. A candidate area typically exhibits one of more of the following
characteristics:


Contains conflicts between incompatible uses, has a number of vacant buildings, or has vast
portions that are underutilized;



Shows the effects of physical/economic decline, high vacancy rates, derelict buildings and a
general sense of under-investment by the owners and development community;



Is in need of substantial municipal infrastructure improvement (roads, street lights, public outdoor
space, drainage, curbs/sidewalks, landscaping);



Has uninviting environments or streetscapes (such as deteriorated main streets);



Is under pressure to use lands for uses that are inconsistent with those uses identified as being
desirable for that area (ie. used car lots); and



Contains the likelihood of soil contamination
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5.3

Potential Candidate Community Improvement Areas for Tecumseh

The Town has potential areas that exhibit one or several of the aforementioned criteria. The following
areas are potential CIP candidates areas that warrant further discussion.
5.3.1

Tecumseh Road Main Street Corridor

Location
The Tecumseh Road Main Street
area comprises the historical
commercial core of the former
Town of Tecumseh settlement
area and is currently the subject of
a study entitled “ Tecumseh Road
Main
Street
Community
Improvement Plan”.
The corridor is an approximate 1.2
kilometre stretch of Tecumseh
Road, from its border with the City
of Windsor to the west to its
intersection with the Via Rail
crossing to the east. In addition,
the corridor includes various high
density residential buildings, the
former St. Anne High School site
and a 400 metre section of
Lesperance Road (from St. Jacque Street to the north, to Lanoue Street to the south).
The area encompasses over 75 acres and over 115 properties. Property sizes range from small
residential lots (3,900 square feet) to large land holdings of over 5 acres. The average property size in the
area is 0.6 acres. The lotting fabric is characterized by long narrow lots extending northward and
southward from Tecumseh Road.
This area continues to serve as an important focal point of the community by providing a wide range of
commercial services, along with various land uses, and is fundamentally viewed as Tecumseh’s
“downtown” or “main street”.
However, over the past several decades this corridor has gone through a state of transition; from its past
as being the primary commercial node for the Tecumseh urban area, to its current struggle to compete
against greenfield large-tract commercial developments in other areas of the municipality and abutting
communities (ie. Windsor, Lakeshore).
Many of the existing commercial uses operate out of
converted residential dwellings that once were a
predominant feature along the corridor. As commercial
uses that once traditionally located in the corridor left
for the aforementioned “big-box” commercial locations,
other uses atypical to a historical Main Street
commercial corridor, such as auto-related uses, began
to establish themselves in the area.
The existing long, narrow lotting configuration poses a
challenge to creating proper built form and a defined
pedestrian realm. Large tracts of vacant, unused or
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underutilized land exists to the rear of the structures
which occupy the properties. This is especially
evident for the parcels on the north side of Tecumseh
Road which abut the railway line to the north. Further
stressing the pedestrian realm is Tecumseh Road
itself which is fundamentally a 4-lane road with the
sole purpose of moving vehicles through the area as
quickly as possible.
The poor pedestrian environment has resulted in poor
mobility for consumers throughout the corridor, other
than with the use of the automobile. In addition, lack
of recent investment and upgrades to many of the
commercial properties and their visual appearance
only further hinders the area’s revival.
Even with the noted constraints, the area has great potential for redevelopment. This commercial corridor
acts as one of the main gateways into the Town of Tecumseh from the City of Windsor to the west. It is
generally an area of great potential that is struggling to maintain a clear identity in the face of other
prosperous commercial areas.
In recent years, there has been a growing interest in
establishing a Community Improvement Plan for the
Tecumseh Road Main Street corridor.
Many
residents value the importance of creating a vibrant
and inviting atmosphere to those entering the Town,
along with providing a greater variety of commercial
services, specifically, commercial uses more in
keeping with a historical Main Street area.
This potential candidate area’s core objective is to
ensure a high standard of site design for new development, to minimize incompatibilities between new
and existing uses, and to encourage and entice (through various incentives) new development and
redevelopment of existing vacant or underutilized parcels.
This would create the potential for increased prosperity, opportunity and variety for this historical section
of Tecumseh Road that is generally comprised as a CIP area in the current Official Plan. The desire to
promote change prompted Council to initiate the development of a CIP that is nearing completion.
5.2.2

Oldcastle Business Park

Location
The Oldcastle Hamlet (totalling over 2,000 acres) consists primarily of the Oldcastle Business Park, a
major regional employment area, along with small commercial nodes and a small residential population.
The Oldcastle Business Park is a major regional employment centre containing over 350 industrial
establishments. It is located in the southwest portion of the Town adjacent the City of Windsor. It is
positioned at the convergence of significant provincial and regional transportation routes including King’s
Highways 401 and 3 and County Roads 9, 11 and 46. Upon its completion, the Right Honourable Herb
Gray Parkway will only add to the superior road-based transportation network supporting the businesses
in this area.
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The vast majority of the Oldcastle Business Park
developed on municipal piped water and private
septic facilities, with the exception of a limited
area serviced by the Skyway sanitary sewer
treatment plant. In 2010, a sanitary trunk main
was installed along North Talbot Road. This
main represents the first phase of a multi-phase
and multi-year program that is ongoing and will
ultimately introduce full municipal services to
Oldcastle Hamlet.
In order to plan for Tecumseh’s long-term
economic prosperity, the Town needs to have
regard to historical trends and significant recent
changes affecting the regional and local
economy in order to address evolving industry
requirements and skills availability.
Recent inquiries into the availability of additional
large-tract industrial lands and servicing
upgrades have been made to the Town. These
inquiries are becoming more common as the
economy begins to stabilize and recover from the
recent
years
of
economic
downturn.
Improvements and opportunities to intensify its
employment lands with proper municipal
infrastructure and the removal of private septic
systems will assist in intensification and allowing
for infill development.
Manufacturing remains the Town’s largest sector
in terms of providing employment to its residents.
It is clear that the manufacturing employment
base in the Town is still heavily reliant on the auto supply and tool and die industries. The manufacturing
and construction sector comprises the largest segment of the Town’s labour force employing 3,770
residents. Employment in this sector, however, decreased from 2001 to 2006 by 785 employees and from
33% to 28% of the labour force. It is expected that over the past few years, this sector has further
decreased

The importance of diversification to the economic health of the region and efforts to achieve this objective
are underway. The new “green economy” has been introduced in recent years from both the public and
private sector. Given the current knowledge base in the Town’s existing industries, there is an opportunity
to capitalize in this new and emerging economy.
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This potential candidate area’s core objective would be to improve existing industrial areas to encourage
further development and redevelopment. This can be achieved by continued improvements to existing
municipal hard services, thereby reducing or eliminating servicing deficiencies in currently developed
areas. It can also be achieved through the use of CIP tools such as the waiving/reduction of fees and tax
incentives to entice development and enhance the competitive edge of the Oldcastle Business Park
relative to other regions of Ontario.

5.2.3

Older Residential Areas

Location
There are a number of
older
residential
neighbourhoods in the
Town, however given ongoing improvements to
infrastructure over the
years, most do not meet
the criteria used to
consider
their
applicability
for
consideration
as
a
Community Improvement
Area. Of all the older
residential areas, there
are essentially three that
might be considered
appropriate as a CIP
area. As shown on the
map, these are divided
between
former
Tecumseh, Village of St.
Clair
Beach
and
Tecumseh Hamlet.
These
three
areas
typically contain housing stock that is in excess of 40 years along with a range of house and lot
sizes. From a housing quality perspective, these older neighbourhoods typify those found throughout
Tecumseh, insofar as they are very well-maintained and collectively result in stable residential
environments. The only variable that appears to distinguish them from other residential areas in the Town
is with respect to the state of the public infrastructure.
In summary, the public infrastructure in these
three areas is generally in a good condition,
however compared to other areas they are
typified by the need for some upgrading with
respect to the road cross-section (small or no
shoulders without curbs, limited sidewalks),
limited stormwater facilities (swales and subdrains) and outdated waterlines. However, it is
noted that the Town has regularly been
undertaking capital works projects improving
these facilities, with the most recent examples
being Shawnee/Arbour, St. Jacques Street,
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Shawnee Boulevard/Renaud Street, Brighton Road, Pentilly Road and St. Alphonse Street. These types
of projects can continue for the few remaining areas of the Town without the need to designate them as a
Community Improvement Area.

Based on the Town’s past and ongoing capital works program, it seems that designation of the three
remaining older residential areas as candidate community improvement areas would serve very little
purpose.
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6.0 CONCLUSION
The new Official Plan will need to establish appropriate CIP policies and initiatives. In order to ensure that
any Community Improvement Plan is representative of the goals and aspirations of the Town citizens, it is
necessary to engage the public and various stakeholders in its creation. This will assist in determining the
most relevant issues facing the Town and the areas it deems important for improvement/rehabilitation.
In the context of there being limited municipal resources, however, it is important to focus community
improvement efforts on specific, well-defined geographic areas that are manageable and can most likely
produce desired results. These areas should demonstrate a clear need for assistance and a clear
propensity to benefit from improvement initiatives. In this way, the entire Town will benefit from these
efforts – socially, economically and environmentally.
In addition to the Tecumseh Road Main Street Corridor CIP currently being prepared by the Town with the
assistance of DIALOG Consulting, other potential CIP candidate areas identified in this Discussion Paper
include the Oldcastle Business Park and Older Residential Areas of the Town. However, due to the fact
that there are limited resources available to the Town, it would be beneficial to focus on the Tecumseh
Road Main Street CIP area with a concerted effort rather than spreading the limited resources over a
greater number of areas, resulting in potentially fewer returns and less positive results.
On the basis of the foregoing, it is believed that the Tecumseh Main Street CIP is the most appropriate
candidate area.

Questions for Discussion:
1. Do you agree with candidate
identified in this discussion paper?

areas

2. Are there any other areas you believe would
benefit from a Community Improvement
Plan?

How to Provide Input
Send your comments by regular mail, phone, fax,
e-mail or by visiting the Town’s website.
By mail:
Att. Community Improvement Plan
Discussion Paper
Town of Tecumseh
Planning Department
917 Lesperance Road
Tecumseh, ON, N8N 1W9

3. What should any CIP area focus on:






Urban Design / Renewal?
Environmental Remediation?
Intensification?
All of the above?
Other?

By phone: (519) 735-2184
By fax:

4. What are the TOP 5 initiatives the Town
should focus on with a CIP:










Infrastructure Improvements?
Municipal Land Improvements?
Streetscaping Improvements?
Brownfield Redevelopment?
Building re-use / Preservation?
Main Street Area Revitalization?
Residential / Commercial Conversions?
Development Fee / Charge Reductions?
Development
Standards
/
Zoning
Exemptions?
 Property Tax Reduction Grants?

(519) 735-6712

By e-mail: cjeffery@tecumseh.ca
Go to:
www.tecumseh.ca/townhall/departmentalservices/planning/newofficialplan
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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