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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.
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
Employment Lands.

1.2

discussion

paper

is

Purpose and Scope

The purpose of this discussion paper is to:


provide a summary of employment trends and opportunities in the Essex-Windsor region and the
Town of Tecumseh;
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1.3



describe the existing policy context at the various levels of government;



identify employment land needs through a demand/supply analysis; and



identify emerging policy issues.

Town of Tecumseh Existing Employment
Employment Lands are areas of
clusters
of
business
and
economic activities including
manufacturing,
warehousing,
offices, and associated retail
and ancillary facilities. There
are two significant employment
areas within the Town – the
Oldcastle
and
Sylvestre
Business Parks and one lower
order employment area within
the County Road 42 corridor
(see Maps 2 and 3).
The Oldcastle Business Park
is a major regional employment
centre 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.
The Sylvestre Business Park
is located southwest of the
intersection of County Road 22
and County Road 19 in the
northerly settlement area of the
Town. As a result of a zoning
change in 2003, to allow
highway commercial uses and
prohibit industrial uses in a
portion of this business park, it
possesses
a
mix
of
approximately 40 industrial and
commercial establishments.
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The County Road 42 Corridor Employment Lands are situated along the north and south side of
County Road 42 extending from the east side of Banwell Road to approximately 40 metres west of
LeBoeuf Drive on the north side and 90 metres west of Shiff Drive on the south side.
There is also a significant, but isolated, food processing plant located in the heart of the old Town of
Tecumseh at the intersection of Tecumseh Road and Lacasse Blvd.
These areas are afforded a high level of protection by the Provincial Policy Statement (PPS) to ensure
that suitable lands are set aside to accommodate the needs of existing and future businesses.
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2.0 EMPLOYMENT LOCATION TRENDS AND OPPORTUNITIES
This section reports on the trends and statistical data related to the state of industrial/employment lands
beyond and within Tecumseh and the Essex-Windsor region.

2.1

The Economy of the Essex-Windsor Region

The Essex-Windsor region is in the midst of a period of substantial economic change. There are many
dynamics responsible for this change – continued increase in productivity due to automation and
outsourcing, increased fuel prices, a higher Canadian dollar and global competition. In this changing
economy, it is expected that manufacturing will play a less significant role.
The Essex-Windsor Region, and more specifically the Town of Tecumseh, have been undergoing the
same structural changes as the Province of Ontario. As illustrated in Figure 1, employment in goodsproducing sectors (primary industries and manufacturing) had been growing slowly or declining between
2001 and 2006. In contrast, employment in service sectors (Finance/Real Estate, Health/Education) has
increased during that time frame.
Figure 1a
Province of Ontario
Labour Force by Sector - 2001 and 2006
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Figure 1b
Town of Tecumseh
Labour Force by Sector - 2001 and 2006
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In 2001, 22% of the Ontario labour force and 32.7% of the Tecumseh labour force were employed in the
Manufacturing and Construction industries. By 2006, these numbers had diminished to 15.2% and 27.9%,
respectively. Over the same time period, the proportion of those employed within the Finance/Real Estate
and Health/Education sectors grew from 22.8% to 26.7% in Tecumseh and from 21.8% and 22.9% in
Ontario. Figure 2 below shows the absolute numbers of the labour force by sector for the Town of
Tecumseh.
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Figure 2
Town of Tecumseh
Labour Force by Sector - 2001 and 2006
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Even before the most recent economic
downturn, the number of manufacturing
establishments and workers in the
workforce had been declining in the EssexWindsor region. The number of machine
operators and assemblers dropped by 2%
and 5%, respectively from 1996 to 2006. In
2003, there were 1,030 companies involved
in the manufacturing of goods and by 2009
that number had dropped to 851. Despite
this reduction, the Essex-Windsor region
remains the most manufacturing intensive
region in Canada. In 2010, almost 20% of
all employed persons were working in the
manufacturing sector.
Most private sector forecasts anticipate
these employment trends continuing. The
service sector is anticipated to lead
Ontario’s economic growth over the longer
term while growth in overall production in
the goods-producing sectors will continue
but employment growth is anticipated to be
stagnant.

Although there has been a predicted
stagnant growth in manufacturing, industrial
developments are occurring at lower
Source: Census Canada, 2001 and 2006
employment densities than before and
geographic and technological shifts in
2001 2006
production processes are causing changes
to distribution networks and processes –
driving increased demand for large-scale warehouses and distribution centres for example. In short,
although it is anticipated that there will continue to be a need to accommodate new employment
opportunities, these opportunities may not be in the customary manufacturing sector but may include
warehousing and logistical operations.

2.2

Location Selection Decisions and Drivers

Understanding business investment objectives is key to achieving Provincial and regional objectives in the
Town of Tecumseh. Consequently, an effective employment lands strategy should reflect a current
understanding of the factors that influence the location selection process of businesses in the dominant
economic sectors in Tecumseh and the broader region.
The patterns of employment land use by different sectors are tied to the effects of technological
advancements in the global supply chain structure, as well as shifts in the requirements of the service
industry. Employment growth in traditional manufacturing uses is declining due to automation and
outsourcing of manufacturing processes. In Essex-Windsor, technological innovation and consolidation in
the distribution and logistics sectors have combined to result in the growth of specialized logistics
providers to manage the activities of warehousing and distribution/transportation of goods. In short,
economic change is driving a need for more, bigger and better located warehouses.
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This shift towards low density, space extensive industrial development required for logistical and
warehousing operations has significant implications for future employment growth patterns. This is
particularly true in Tecumseh where employment lands have traditionally accommodated manufacturing
uses and, in recent years, experienced growth in warehousing and distribution.
Land availability, parcel size, building configuration, proximity to customers and markets, transportation
infrastructure and labour availability/desirability are location-relevant factors that most businesses
consider in the initial stages of location selection. Some of these factors drive location selection more
than others since they have substantial effects on the efficiency of the business activity, as well as on the
overall competitiveness and performance of the business in its sector.
The key factors that affect the overall quality of and demand for vacant employment land include:






Transportation Access
Type of Activity (Critical Mass and Clusters)
Parcel Size, Ownership and Fragmentation
Availability of Labour
Servicing/Infrastructure

Consequently, evaluating employment lands on the basis of the following characteristics could be valuable
in determining their development potential:

2.2.1

Transportation Access

Competitive positioning with respect to the market and other business determines the overall efficiency
and cost savings of any business activity and thereby the overall performance and viability of the business
to operate in its sector. For instance, highway accessibility and congestion free traffic flow are critical for
rapid goods movement. Consequently, it is often a requirement and not a choice for industrial users to
locate in areas that provide better access and/or proximity to uncongested transportation infrastructure,
and therefore to customers and markets than others (e.g. King’s Highway 401).
For some employment uses, transportation requirements often translate into access or proximity to a
specific knowledge-based labour pool, relevant institutional uses such as university and college campuses
that provide that labour pool and road or public transit availability that allows for the workforce to commute
to and from the business location.
All three of the Town’s employment areas are along major regional and provincial roads. The Oldcastle
Business Park, in particular, is at the nexus of four major transportation routes: Provincial Highways 401
and 3 and County Roads 9 and 11. In addition, a future southerly extension of Lauzon Parkway to
Highway 3, including a new interchange at Highway 401, will further improve the superior transportation
network supporting this business park.

2.2.2

Type of Activity (Critical Mass and Clusters)

One reason for investment in a given area is the synergies created by being located near other
establishments involved in the same or similar industry. This clustering of economic activities gives
businesses advantages over other locations that do not have these groupings. As industry clusters
develop, the need for a business to locate in the same geographic area with its suppliers and competitors
increases due to efficiencies achieved by operating in an area that has already developed to service the
Tecumseh 2033, New Official Plan Process
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The Windsor-Essex Economic Development
Commission (WEEDC) has indicated that
despite the recent downturn in the economy,
the auto sector is strong and continues to get
stronger. The North American Big 3 (GM,
Ford and Chrysler) have increased their
volumes and implemented additional shifts.
With improvements in the auto sector come
improvements in the Machine, Tool, Die and

No.

235

Auto/Truck Service &
Sales

According to a land use survey conducted by
the Town in March of 2013, manufacturing is
the primary form of economic activity within
the Tecumseh Employment areas (see Figure
3). In addition to manufacturing, the top five
business
types
consist
of
retail
supply/service, auto/truck services and sales,
construction and office/administration.

Figure 3
Town of Tecumseh Employment Lands
Land Use Survey

Number of Uses

sector. One reason for this is that companies
are able to undertake a wider range of jobs
because any deficiencies in their own
operation can be met by other companies
located in the area.
In addition, this
collaboration advances developments in
innovation as companies learn from one
another thereby giving them an advantage
over other regions.

Land Use Type
Mold (MTDM) sector. This sector is still strong and
is once again growing. In addition, it has gone
through an adaptation period recently where
reliance is no longer exclusively with supplying the
auto sector.

Figure 4
Top-10 Employers in Tecumseh in 2012
Employer
Full Time
Employees
A. P. Plasman
900
Active Burgess Mould &
250
Design
Lakeside Plastics
200
Bonduelle North America
191
Build-A-Mold
180
Omega Tool
180
Talhin/T Corporation
180
Tregaskiss
150
Prestressed Systems Inc.
150
Manor Tool and Die Ltd.
131

Figure 4 shows the top 10 manufacturing
employers within the Town of Tecumseh. It clearly
illustrates both the significance of the MTDM
industry and the Oldcastle Business Park to the
Town and the region. In fact, eight of the top 10
employers within Tecumseh are MTDM and nine of
the top 10 are located within the Oldcastle
Business Park.
Figures 5a, 5b and 5c depict the types of uses
located within each of the Town’s three
employment land areas. Each area has evolved
over the years to differentiate itself from the other
areas. The areas have unique functions in terms
of the type and character of employment land use.

Windsor Essex Manufacturer’s Directory Website
(Windsor-Essex Development Commission)
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Figure 5a: Sylvestre Business Park Land
Uses
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The Sylvestre Business Park is currently
dominated by commercial/office uses with 62%
of lands devoted to this category.
This
predominance is explained by its proximity to
the County Road 22 and Manning Road
intersection and the other strictly commercial
nodes located on the north side of County Road
22. Historically, manufacturing has played a
smaller role within this employment area.
Sensitivity to existing and future land uses is
important in developing an appropriate policy
environment for this business park area. The
lands abutting this employment area to the
west and south are designated for residential,
institutional and parkland purposes

Residential

Figure 5b: County Road 42 Corridor Land
Uses
23%
3%

Manufacturing

7%

3%
0%

Warehousing
Logistics/Transportation

14%

Commercial/Office

The County Road 42 Corridor employment
area is also currently dominated by
commercial/office uses, at 50% of the land use
inventory. It has a higher percentage of
manufacturing (23%) than the Sylvestre
Business Park but less than the Oldcastle
Buisiness Park and it is more characterized by
its logistics/transportation uses (14%) than the
others. This is most likely due to the size of the
lots, the relatively cheaper cost of land and the
direct access to County Road 42 and its
connection to other major arterial roads.

50%

Institutional
Construction
Residential

Figure 5c: Oldcaste Business Park Land
Uses
Manufacturing
6%
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2%
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Institutional
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As noted earlier in this report, the predominant
land use in the Oldcastle Business Park is
manufacturing with over 50% of all uses
categorized as such. The Oldcastle Business
Park is one of the Essex-Windsor region’s most
significant areas for manufacturing. The MTDM
sector, in particular, is highly prevalent in this
area. It should be noted that a large portion of
the Commercial/Office segment in Oldcastle
consists predominantly of service or retail uses
that provide products or services to
manufacturing
and
logistics/transportation
businesses. For example, there are a number
of
truck
repair,
service
and
sales
establishments along County Road 46 within
the Oldcastle Business Park. Similarly, there
are
a
number
of
wholesale/retail
establishments that serve the local construction
industry.
Over the past decade, a number of industries
have emerged and others have begun to
evolve throughout the Town and region.

Residential
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Logistics and warehousing, which currently represents approximately seven percent of land uses within
the Town’s employment areas, is one segment that has been inquiring about larger scale sites. These
uses have unique requirements in term of access to transportation infrastructure and are space extensive.
WEEDC also noted that the MTDM sector is evolving to service industries other than automobile
manufacturing. An example of this is the energy sector – both conventional such as oil and gas and the
emerging green energy industry which is continually expanding.
WEEDC advised that the Town should consider an area for higher tech, clean industry such as life
sciences, medical and pharmaceutical production. For regulatory reasons, these industries prefer to
locate in areas isolated from other areas that contain industries that are emitting pollutants.
The synergies discussed herein are most evident in the Oldcastle Business Park. Ensuring there is an
adequate amount of designated land to provide the opportunity for additional similar industries to locate
and improve these synergies is important.
2.2.3

Parcel and Building Size, Ownership, Fragmentation and Cost

Availability of suitable real estate is an important locational factor for industry. Locational considerations
for all economic sectors are dependent on land availability and suitability for particular business activities.
Having an inventory of readily available sites that are properly zoned and serviced (or have the ability to
be serviced in a reasonable timeframe) is of critical importance to the viability of an employment area.
The site inventory should also contain a range of lot sizes and configurations. A business park with small,
fragmented parcels or parcels that are in less appealing areas or with environmental issues, can restrict
the growth of a given sector or force it to relocate to another area. Providing market choice in
employment lands is critical to attracting new investment.
Another significant factor that influences investment is the cost of land. According to the WEEDC, the
region is losing some industry to other areas in southwestern Ontario primarily because of the cost of
land. This factor becomes particularly relevant when other locational considerations, such as proximity to
transportation infrastructure or suppliers, is not as critical. Once a company has identified prospective
locations that provide for competitive advantages, the cumulative capital costs and long-term operating
costs that are likely to be incurred as a consequence of the prospective investment are considered.
The cost of land, construction, development charges and municipal fees are typical capital costs for
businesses buying land and undertaking construction. Operating costs usually include taxes, utility
charges, labour costs and long-term financing. At times, low long-term operating costs can offset factors
such as high land costs.
To offset the cost differential in land values, the WEEDC encouraged the Town to consider identifying the
Business Parks as Community Improvement Planning Areas. The development and implementation of a
Community Improvement Plan (CIP) could include the provision of incentives to prospective industries
considering building/locating in one of the Town’s Business Parks.
More recently, many inquiries received by WEEDC related to manufacturing operations have been with
respect to the availability of existing buildings for leasing purposes as opposed to greenfield sites for new
construction. Part of the reason for this is due to the prevalence of vacant buildings within business parks
of this region. It is believed their abundance made leasing a less expensive option. Further, as leasing
requires a lower level of commitment, it became a more popular investment approach in the region during
this period of uncertain economic times.
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It appears, however, that the number of vacant
industrial buildings in the Town is beginning to
trend downward. Figure 6 illustrates a peak of 34
vacant industrial buildings in February of 2012 over
an approximate 3.5 year period of random
sampling. This number had diminished to 18 in
February of 2013. This vacant building absorption
is another sign of an improved local/regional
economy. As the economy continues to improve,
and there are fewer vacant buildings available,
there should be an increased demand for vacant
land upon which new buildings will be constructed.

Figure 6
Town of Tecumseh
Vacant Industrial Buildings
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Having an appropriate amount of available
designated land can assist with ensuring markets
aren’t distorted by a lack (or abundance) of supply.
2.2.4

34

35

10
5
0

Availability of Labour

September, March, 2010 February,
2009
2012

Figure 7 illustrates that in 2006 nearly 22 percent of
Tecumseh’s labour force worked within the Town
(includes those who worked at home). Owing to
the Town’s proximity to the City of Windsor, and its
regional employment centres, a majority of the
labour force (66 percent) was employed outside of
the Town but within the Essex-Windsor region.

July, 2012

February,
2013

Figure 7
Town of Tecumseh
Place of Work – 2006
Total Population
Total Employed Labour Force (15 years of age and up)
Worked in different municipality within Essex County
Worked in Tecumseh
No fixed workplace address
Worked at home
Worked outside Canada
Worked in different County
Worked in different Province

12,925
8,470
2,060
820
720
585
260
15

% of Total
100%
65.5%
16.0%
6.3%
5.6%
4.5%
2.0%
0.1%

Source: Census Canada, 2006

Although there have been many negative outcomes as a result of the recent downturn in the economy,
there have been some positive reactions to it. One such outcome is that productivity has improved as a
result of the need for businesses to become more efficient to remain competitive in the global economy.
One of the often-cited strengths of the Essex-Windsor region is that its workforce is highly skilled. Despite
the prevalence of a highly skilled workforce, the WEEDC has indicated that there is a severe shortage of
skilled labour at this time. Part of the reason for this shortage, is the unwillingness of the younger
generation to commit to various trades because of the impact that the recent economic downturn has had
on this industry. Another reason for a shortage of skilled labour force is due to the population outmigration (i.e. to western Canada) in recent years particularly among the younger demographic. Due to
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this skilled labour shortage, the WEEDC estimates that approximately $43 million was lost in overtime and
lost business in the Essex-Windsor area (based on a survey of 70 MTDM companies).
Some of this challenge stems from the lack of alignment between the output of the education system and
career opportunities but steps are being taken to rectify this problem. St. Clair College has established
the Ford Centre for Excellence in Manufacturing which can accommodate 1,300 full-time, part-time and
apprenticeship students. The Centre has been designed to move the students from the classroom to an
industrial setting seamlessly, training them in everything from automotive product design to tool and die
making to robotics. In addition, one of the tool and die establishments has an apprentice program whereby
one gains the experience to become a skilled trades worker while earning a wage. Improvements to the
skilled labour supply should bring new opportunities for additional growth in the manufacturing/tool and die
sector.
2.2.5

Servicing/Infrastructure

The presence or lack of infrastructure, both public and private, is an important factor in attracting a wide
range of businesses. Lack of adequate servicing, particularly sanitary and water, can preclude certain
businesses from establishing themselves in a given area. In order to provide and ensure sustainable
municipal and private (cable, hydro, gas, phone) servicing, a critical threshold of businesses must exist. It
is therefore important to direct growth to existing significant employment areas such that this critical
threshold is reached and/or maintained.
In 2002, the Town approved a comprehensive Master Plan for water and wastewater servicing. This
Master Plan and an update addendum in 2005, provided the framework and vision for the water and
wastewater servicing needs for the Town into the future. In light of new water and wastewater service
agreements with the City of Windsor in 2004, the Town updated the Master Plan in 2008 and in doing so
provided an updated preferred water and wastewater servicing strategy to support growth and to provide a
high level of service in the Town. The 2008 Master Plan continues to be implemented at this time.
2.2.5.1 Oldcastle Hamlet
This area historically developed with municipal piped water and individual private septic facilities, with the
exception of a small package plant introduced in the 1990s for a small area. In accordance with the 2004
Wastewater Agreement between the City of Windsor and the Town, capacity is available to service all of
Oldcastle (and beyond) with municipal sanitary sewers via two outlets connecting to the City system. One
outlet is at North Talbot Road and Highway 401 and is serviced by the Lou Romano Water Reclamation
Plant. The other outlet is at the 8th Concession Road and 401 and is serviced by the Little River Pollution
Control Plant. Both of these outlets are currently constructed and available to the Town for connection.
In 2011 the Town commenced a program of installing new sanitary sewers connecting to the North Talbot
Road outlet and is continuing a program of completing the installation of sewers in the North Talbot Road
th
sanitary sewer service area (see Map 4). In 2010 the Town connected to the 8 Concession outlet sewer
th
by the construction of a trunk sanitary sewer along the 8 Concession Road from Highway 401 to County
Road 46.
Accordingly, over time the Town will proceed to ensuring that all development is serviced by full municipal
water and wastewater.
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2.2.5.2 Sylvester Business Park
This area is serviced with municipal piped water and municipal sanitary sewers, with the exception of the
development along the east-west section of Sylvestre Drive which is serviced by individual private septic
facilities. Capacity exists in the sanitary sewer system to connect these lands into the municipal sanitary
sewer system.
2.2.5.3 County Road 42 Corridor
The County Road 42 Corridor is serviced with municipal piped water and municipal sanitary sewers.
2.2.5.4 Other Services
Another service that is increasingly in demand in this technologically advanced era is broadband fibre
optics. Broadband fibre optics permits information/files to be transferred in large volumes and at a high
rate of speed. The presence of broadband capabilities has an impact on the type and range of industry
that can locate in a given area. Currently, there is limited broadband fibre optics within the Town’s
employment areas and the Town has little direct control over decisions related to its installation by
telecommunication companies. However, by directing employment growth to existing areas with a greater
range of services and businesses (i.e. the Oldcastle Business Park) the Town can help increase the
likelihood that the critical threshold of businesses that would have a need for fibre optics is reached.
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2.3

Chamber of Commerce Regional Transportation Paper (RTP)

In January of 2013, the Windsor-Essex Regional Chamber of Commerce issued a statement paper on
transportation infrastructure, planning and policy. It noted that transportation is especially important to the
economy of the Windsor-Essex region both because the regional economy is driven by freight-dependent
industries (manufacturing and agri-food) and because the region’s border location puts it at the nexus of
road, rail and marine transportation networks.
The paper presented the following transportation and related policy recommendations that are relevant to
the Town of Tecumseh’s consideration of its employment lands:


The governments on both sides of the border review and take into consideration proposals for
more border crossing options in the Windsor-Detroit Corridor, such as the proposal to create a
pedestrian ferry service between Windsor and Detroit;



The extension of the Lauzon corridor to a new interchange with Highway 401 be completed as
soon as possible;



There should be flexibility in land use regulations to allow commercial development in areas
adjacent to Highway 401 interchanges;



The federal and provincial government support the construction of a new Detroit River Rail Tunnel
(DRRT) on the Windsor-Detroit corridor as an integral part of the overall border infrastructure
plans;



Windsor International Airport be encouraged to continue in its efforts to expand air travel options
from Windsor;



Windsor International Airport continue its efforts to expand air freight operations;



Transit Windsor and the business community work together to develop strategies to improve
transit access to major employment clusters;



The City of Windsor work with nearby municipalities to extend Transit Windsor service into built-up
areas outside city limits;



Regulatory and administrative barriers to the development of services to truck traffic in the 401
corridor be eliminated to the extent possible;



The US government be encouraged to establish a truck pre-clearance centre in Windsor-Essex;



Public and private sector stakeholders enter into a detailed study of the potential for establishing a
logistics hub in Windsor-Essex;



Business, government and educational institutions should join in an outreach program with the
goal of establishing Windsor-Essex as the Border Ready Region.

The foregoing recommendations speak to the locational appropriateness and strategic importance of
sustaining the viability of the Oldcastle Business Park and its potential expansion (discussed in more
detail in Section 5 of this report).
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2.4

Summary

The Town plays an important role in encouraging employment lands development. It can take measures
to ensure competitiveness with neighbouring areas in certain sectors and other regional employment
areas.
The main themes of this chapter are summarized as follows:


Location remains the most critical factor for employment lands whereby businesses require good
accessibility for employees (road and transit accessibility) and favourable highway accessibility to
be successful (i.e. access to Highway 401). The locational preferences of businesses typically
take precedence over direct financial costs.



The lack of appropriately sized contiguous parcels in well located employment areas deters
development.



Lack of servicing can become a major constraint to bringing on stream existing employment lands
that have appealing locational characteristics.
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3.0 GOVERNMENT POLICY CONTEXT
This section reviews the provincial, County and local planning policy that governs the development of
employment lands within the Town of Tecumseh.

3.1

Provincial Policy Statement

Policies related to employments lands are found in the Provincial Policy Statement (PPS) and in the
changes to Bill 51, the Planning and Conservation Land Statute Law Amendment Act that affect
employment lands. The PPS contains policies on employment areas. The policies establish that
sufficient employment land needs to be designated in Official Plans to meet employment targets. The
policies also prohibit the conversion of employment lands to other uses unless a comprehensive review is
undertaken.
The key policies are:
“1.3

Employment Areas

1.3.1

Planning authorities shall promote economic development and competitiveness by:
a) providing for an appropriate mix and range of employment (including industrial, commercial
and institutional uses) to meet long-term needs;
b) providing opportunities for a diversified economic base, including maintaining a range and
choice of suitable sites for employment uses which support a wide range of economic
activities and ancillary uses, and take into account the needs of existing and future
businesses;
c) planning for, protecting and preserving employment areas for current and future uses; and
d) ensuring the necessary infrastructure is provided to support current and projected needs.

1.3.2

Planning authorities may permit the conversion of lands within employment areas to nonemployment uses through a comprehensive review, only where it has been demonstrated that the
land is not required for employment purposes over the long term and that there is a need for the
conversion.

The PPS defines “employment area” and “comprehensive review” as:
“Employment area: means those areas designated in an official plan for clusters of business and
economic activities including, but not limited to, manufacturing, warehousing, offices, and
associated retail and ancillary facilities.”
“Comprehensive review: means
a) for the purposes of policies 1.1.3.9 and 1.3.2, an official plan review which is initiated by a
planning authority, or an official plan amendment which is initiated or adopted by a planning
authority, which:
1. Is based on a review of population and growth projections and which reflects projections
and allocations by upper-tier municipalities and provincial plans, where applicable;
considers alternative directions for growth; and determines how best to accommodate this
growth while protecting provincial interests;
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2. Utilizes opportunities to accommodate projected growth through intensification and
redevelopment;
3. Confirms that the lands to be developed do not comprise specialty crop areas in
accordance with policy 2.3.2;
4. Is integrated with planning for infrastructure and public service facilities; and
5. Considers cross-jurisdictional issues.”
The PPS also contains policies that relate to employment areas in section 1.8.1 on energy and air quality:
“1.8.1 Planning authorities shall support energy efficiency and improved air quality through land
use and development patterns which:
a. Promote compact form and a structure of nodes and corridors;
b. Promote the use of public transit and other alternative transportation modes in and
between residential, employment (including commercial, industrial and institutional
uses) and other areas where these exist or are to be developed;
c. Focus major employment, commercial and other travel-intensive land uses on sites
which are well served by public transit where this exists or is to be developed, or
designing these to facilitate the establishment of public transit in the future;
d. Improve the mix of employment and housing uses to shorten commute journeys and
decrease transportation congestion;”
The PPS policies provide guidance on the designation of employment areas, and restrictions on changing
the designation of employment areas to another land use without a comprehensive evaluation and review.
The policies provide a general definition of what is to be considered an employment use and by using the
phrase “including, but not limited to” give some latitude in the implementation of the policy relative to the
types of uses to be permitted.

3.2

County Official Plan

The current County of Essex Official Plan (approved July 19, 2005) does not contain policies directly
related to employment lands. The designation of employment land was considered to be the responsibility
of the lower-tier municipalities. The County Plan identifies settlement areas within which the lower-tier
municipalities identified lands to be designated for employment and other urban land uses. The new
requirements of the PPS require changes to the County Official Plan which will be addressed through the
five-year review that is currently being undertaken by the County.
The County’s current Long Term Planning Strategy, as it relates to employment lands, is based on the
following Planning Principles contained in its Official Plan:
1.5

Planning Principles
a) to create more compact development within designated and fully serviced urban settlement
areas;
b) to provide a broad range of housing, employment and leisure opportunities for a growing and
aging population;
c) to create and maintain an improved balance between residential and employment growth in
each of the existing communities situated within Essex County by increasing employment
opportunities closer to where people live;
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e) to maintain and attract manufacturing, agribusinesses and tourism related businesses and
activities that can provide well-paying employment opportunities to existing and future
residents;
m) to accommodate future job creation and employment opportunities in an environmentally
sustainable and cost effective manner;

3.2

Settlement Areas

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
d) Local Official Plans are encouraged to establish land requirement needs based on the
provision of sufficient land for industrial, commercial, residential, recreational, open space and
institutional uses to promote employment opportunities … to accommodate growth projected
for a time horizon of up to 20 years;
e) Local Official Plans are encouraged to establish land requirement needs based on densities
which:
i)
ii)
iii)
iv)

Efficiently use land, resources, infrastructure and public service facilities;
Avoid the need for unnecessary and/or uneconomical expansion of infrastructure;
Support the use of public transit where available or where it can be provided in
future years; and
Are appropriate to the type of sewage and water systems which are planned or
available;”

Many of the County policies are currently reflected in the Sandwich South Official Plan. Notwithstanding
this, a more robust employment lands policy in the new Tecumseh Official Plan will be required to meet
the full intent of the County OP.
At the time of the writing of this paper, the County OP was undergoing a five-year review. It is anticipated
that there may be some changes with respect to employment lands in the new County OP as a result.
The Town’s new Official Plan will have to be in conformity with the County’s OP.

3.3

Local Official Plans

3.3.1

Sandwich South Official Plan

In 1997 the Township of Sandwich South adopted a new Official Plan. As part of this new Official Plan,
the land use designation that applied to the majority of lands within the Oldcastle Business Park, the
Sylvestre Business Park and the County Road 42 corridor employment area was changed from
“Industrial” to “Business Park” and a new policy environment was introduced. The Business Park policies
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provided more flexibility in land use allowing for ancillary commercial within these employment areas
recognizing that these uses would serve the employees and visitors of the industrial park areas.
The following excerpts from the Sandwich South Official Plan provided the basis for the current polices
and the amount of lands designated for employment lands purposes:
“1.5.4

Forecasted Commercial and Industrial Demand

Over the last two to three decades the township has been able to attract and maintain a healthy and
diverse industrial sector. The approximate 360 hectares of developed industrial land township-wide has
created thousands of employment opportunities for the residents of the Windsor-Essex County Region as
a whole, and has contributed significantly to the tax base of the township, the County of Essex, and the
two county school boards.
Easy access to/from major transportation corridors (such as Highway 401, the Ambassador Bridge, and
Highway No. 3) and major employment centres in southeastern Michigan and Metropolitan Windsor have
contributed to the success of the Oldcastle Industrial Park, the largest industrial area situated within the
municipality.
The accessibility factor has become increasingly important during the last decade as “just-in-time”
manufacturing has become common place in the automotive industry. Many large-scale manufacturers
encourage their suppliers to be situated in relatively close proximity to the assembly plant which, in turn,
promotes a clustering of complementary activities within one or more suburban industrial park settings.
Superior road and highway networks rather than good rail connections become a critical consideration
when siting a feeder plant that is part of a “just in time” manufacturing operation. Access to air cargo
freight services for emergency shipments needed from time to time is also an important consideration for
“just in time” manufacturing. The Oldcastle Industrial Park is situated within minutes of the Windsor
Airport, and therefore, can take advantage of the services offered by air freight should the need arise to
meet deadlines and client requirements world-wide.
The presence of a skilled labour force capable of producing a high quality product at competitive prices is
another important factor that has kept the township’s industrial sector globally competitive. The tool and
die and mold makers from the township and the Windsor-Essex County Region have been recognized as
being world leaders in their industry.
Based on the current annual absorption rate, and other location factors which have led to significant
recent industrial and commercial growth in the Oldcastle and Manning Road areas, approximately 20
hectares of industrially designated land should continue to be made available annually in appropriate
locations in the Township.
To meet anticipated needs to the year 2016, the township should ensure that 400 hectares of vacant land
is designated, zoned, and fully serviced for light industrial purposes.
When determining which area or areas should be designated for commercial and light industrial purposes,
Council should consider the following siting criteria and land use planning principles:
a)

new commercial and light industrial areas should be logical extensions of existing built-up and
designated commercial districts and industrial/business parks;

b)

natural or recognizable man-made boundaries (such as transportation corridors) should be used
to help define the extent of the commercial district or industrial park;
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c)

full urban services should be available or capable of being provided to the commercial district or
industrial park in an environmentally sound and fiscally responsible manner;

d)

significant woodlots, open watercourses and other natural features should be capable of being
preserved and protected as part of the commercial/industrial expansion.

In keeping with evolving market forces, a broader range of commercial land uses should be allowed within
and/or as part of a light industrial/business park setting. Office, service commercial uses, and large freestanding retail store uses which require high exposure locations on main thoroughfares and relatively
large land areas should be encouraged to locate within expanded industrial/business parks.”
The following excerpts from the Sandwich South Official Plan are the Business Park Goals and Policies:
“3.7

BUSINESS PARK

The Business Park designation is shown on Schedules "A-1" and “A-2" of this Plan.
3.7.1 Goals
The following goals are established for the Business Park area:
i)

to encourage the development of integrated, multi-use business park areas that provide the
opportunity for individuals and corporations to undertake a broad range of commercial and
light manufacturing activities;

ii)

to promote a high standard of design which will create an aesthetically pleasing and functional
environment for both employees and visitors;

iii)

to establish an orderly and coordinated vehicular and pedestrian circulation system;

iv)

to encourage a development pattern that reflects modern subdivision and engineering
practices, and does not place an undue financial burden on the municipality to provide the
necessary municipal infrastructure and services.

3.7.2 Policies
The following policies shall apply to those lands designated "Business Park" on the Land Use
Schedules of this Plan:
i)

lands designated “Business Park” shall be used for a range of light industrial uses including
manufacturing, assembling, processing, fabricating, repairing, warehousing and wholesaling.
All permitted light industrial uses shall meet the requirements of and, where necessary, obtain
the approval of the Ministry of Environment and Energy with respect to any and all emissions
to the environment (including waste water, odours, noise, dust, vibrations, etc.);

ii)

other permitted uses include public and private sports facilities, exhibition halls,
transportation depots, offices, financial institutions, retail and wholesale establishments, retail
warehousing and discount merchandising outlets, and other retail activities that are spaceextensive and normally locate outside of conventional shopping centres and require easy
access to the arterial road network;
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iii)

automobile sales and service establishments and service commercial uses such as
restaurants, gas bars and retail convenience stores are also permitted;

iv)

notwithstanding any other policies in this plan, unless specifically zoned in the implementing
zoning by-law, the following uses shall not be permitted in the “Business Park” designation:
waste processing, disposal and storage including transfer stations, recycling centres,
packing and bailing sites, and liquid and hazardous waste processing and disposal facilities;

v)

3.3.2

it is the intent of Council to utilize appropriate setback, buffering and mitigation techniques to
maximize compatibility between new light industrial uses and nearby sensitive land uses
such as existing and future residential areas. The Ministry of Environment’s July 1995
guideline entitled “Compatibility Between Industrial Facilities and Sensitive Land Uses” or its
successor, will be used as a guide.”

Tecumseh Official Plan

The Tecumseh Official Plan was adopted by Council in 1973 and approved by the Province in 1978.
There are two areas designated for employment land purposes. One is a food processing plant
(Bonduelle) that has operated under various ownership over the past several decades. It is located on
approximately 15 hectares (37 acres) of land situated northeast of the intersection of Tecumseh Road and
Lacasse Boulevard. The second employment land area is a 0.67 hectare (1.7 acre) parcel of land
situated on the north side of the CN railway west of Lesperance Road. This area has been in transition for
some time now and possesses a mix of commercial and light industrial type uses. The appropriateness of
this location for industrial uses, or the range of industrial uses permitted at this location, needs to be
evaluated. This evaluation is currently taking place as part of the development of the Tecumseh Road
Mainstreet Community Improvement Plan which is ongoing.
3.3.3

St. Clair Beach Official Plan

The St. Clair Beach Official Plan does not contain any areas identified for employment land purposes.

3.4

Summary

New industrial development has been occurring in former Sandwich South since the formation of
Tecumseh in 1999 given the availability of appropriately designated and zoned land. The Sandwich South
policies have been guiding the development of the Town’s employment areas for almost 20 years. The
new requirements in the PPS and the forthcoming changes to the County Official Plan will need to be
implemented in the new Tecumseh Official Plan. The extent and nature of these policies will be discussed
in Section 5.0.
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4.0 EMPLOYMENT LAND SUPPLY/DEMAND ANALYSIS
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.
When planning for employment lands, the primary objective is to ensure sufficient lands are available in
appropriate locations and that these lands are not lost to conversion for other uses. Ideally, the need for
employment lands can be informed by several forecasts or methods. The only significant risk is a
shortage of such lands or a shortage of lands with the necessary characteristics for the type of job
creation anticipated in the area.
Both private sector location decisions and planning for major infrastructure requires certainty. As such,
establishing the location for major employment uses decades in advance is a significantly important
component of planning for economic health.
It is important to recognize that employment land uses and their densities cannot be shaped by planning
policy to the same extent as residential and commercial uses. The Town can regulate the built form, such
as the location and scale of a building on a given parcel of land, but it cannot regulate the number of
employees in that building. This quantity can vary widely depending on the nature of the business and
can also change significantly over time.
This section of the paper reviews in detail the supply and projected demand for employment lands over
the 20-year planning horizon of the new Official Plan.

4.1

County of Essex Employment Land Needs Analysis

The County of Essex, as the upper-tier municipality, is responsible for growth management on a regional
level as expressed through the County Official Plan. The County is currently in the process of developing
a new Official Plan. As part of this exercise, it will determine land needs for residential and employment
uses and allocate the necessary supply to appropriate settlement/employment areas within the seven
lower-tier municipalities comprising the County.
To assist in establishing its land needs, the County engaged n. barry lyon consultants to prepare a
document entitled Foundation Report: Essex County Official Plan Review dated June 2011 (Note: the
project manager is Bill King, County Planner and the lead consultant is Ray Duhamel of Jones Consulting
Group Ltd.). The authors of this report, with assistance from the Steering Committee comprising planners
from each of the local municipalities and the City of Windsor, undertook population and employment
projections, determined the current land supply for residential and employment lands and calculated land
needs for each lower-tier municipality. Figure 8 summarizes this analysis for the seven municipalities.
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Amherstburg
Essex
Kingsville
Lakeshore
LaSalle
Leamington
Tecumseh
County
of
Essex

Gross
Vacant
Employment
Land (ac)

Vacant
Employment
Land
10%
Vacancy

1119
44
37
1182
203
371
408
3364

1007
39
33
1064
183
334
367
3027

Figure 8
Employment Land Needs 2010 - 2030
County of Essex Municipalities
Estimated
Employment
Employment
Employment
Potential on
Land
Per Gross
Vacant
Employment
Acre
Lands
Growth
10%
High
Vacancy
10
10071
673
10
392
800
10
333
529
10
10638
3568
10
1827
1340
10
3339
935
10
3672
3115
10
30270
10960

Employment
Land
Employment
Growth
Low

Difference
High

Difference
Low

536
687
394
2845
1085
679
2050
8276

9398
-408
-196
7071
487
2404
557
19310

9535
-295
-61
7793
742
2660
1622
21994

This analysis illustrates that, County-wide, there is an over-supply of employment lands in the range of
2,030 to 2,310 gross acres. Many of the lands included in the County supply, however, are marginal
lands in that they are poorly located, not adequately sized or configured, or are not properly serviced and
unlikely to be serviced in the time horizon of the respective Official Plans.
For Tecumseh, the County analysis estimated that Employment Land Growth (in terms of the number of
employees) will range from 2,050 to 3,115. The estimated potential for employment growth within the
Town’s current vacant land inventory is 3,672. Accordingly, it has been estimated that the Town’s land
supply can accommodate an additional 557 employees over and above the high growth scenario and an
additional 1,622 employees over and above the low growth scenario. In land area terms, this oversupply
equates to 56 acres in the high growth scenario and 162 acres in the low growth scenario.

4.2

Land Constraints

There are extenuating factors that need to be considered with respect to this analysis. The above land
needs analysis was based on information provided to the County in December of 2010. Since that time, a
number of developments have occurred which has reduced the land supply stated above by an additional
12 acres. Further, the land supply provided to the County’s consultant included all employment lands
regardless of their development potential. Moreover, some lands have constraints that would make their
development less likely (and in some instances unachievable) over the planning horizon.
Map 5 depicts the land supply as of March 2013 and categorizes the supply into commercial and industrial
lands by zoning. It further breaks down the industrial lands as one of the following:
High Constraint Lands:

have physical and/or servicing characteristics that make their
development highly unlikely without significant investment by the owner
or the Town.

Medium Constraint Lands:

have either physical or servicing constraints that make their development
challenging but somewhat possible (i.e. not highly unlikely). These lands
also include parcels currently occupied by other than industrial uses as
well as underutilized industrial lots.

Low Constraint Lands:

have characteristics that make their development likely over the 20-year
planning horizon.
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There are also 69 acres identified as Potential Future Industrial Area on Map 5. These lands are
designated Hamlet Development but do not have the same level of constraints associated with other lands
designated as such on the south side of Highway 3. For this reason, and because they are readily
serviceable and possess locational advantages, these lands have been included in the Medium Constraint
Industrial Lands scenario below and will be recommended for redesignation for employment use in the
new Official Plan
It should also be noted that the 408 acre industrial land supply used in the County land needs analysis
included lands designated Hamlet Development on the south side of Highway No. 3 (see Map 5). These
lands are currently not fully serviced nor are they likely to be over the planning horizon. In addition, a
portion of these lands have been absorbed through the DRIC process. For the purposes of the County
land needs analysis, 50 percent of these lands (69 acres) were allocated for employment land purposes
and 50 percent (69 acres) were allocated for commercial purposes. In the context of the analysis
conducted in this paper, these employment lands are considered High Constraint.
Figure 9 below depicts the Town’s employment land needs under the following three land supply
scenarios:
Scenario 1:

Low Constraint Industrial Lands Only

Scenario 2:

Low and Medium Constraint Industrial Lands Only

Scenario 3:

Low and Medium Constraint Industrial Lands and Commercial Lands within
Employment Areas

Under these three scenarios, the land needs analysis (using the process undertaken by the County)
reveals a shortage of 193 acres of employment land under the high growth conditions and a shortage of
86 acres under the low growth conditions in Scenario 1. At the other end of the spectrum (Scenario 3), a
surplus of 55 acres results under the high growth conditions and a surplus of 112 under the low growth
conditions.
Figure 9
Land Needs Analysis Under Various Supply Scenarios
Town of Tecumseh
Scenario

Scenario 1:
Low
Constraint
Industrial
Lands Only
Scenario 2:
Low
and
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Constraint
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Lands Only
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and
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Fragmented, Small Parcels

Figure 10 depicts the
composition
and
distribution of low and
medium
constraint
vacant
parcels
according to lot size
within the Oldcastle
and
Sylvestre
Business Parks as of
May 2013. It should
be noted that there are
no vacant industrial
parcels located in the
County
Road
42
Corridor employment
area.

Figure 10
Inventory of Vacant Industrial Parcels
(Excluding High Constraint Lands)
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35
No. of
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4.2.1
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25

Sylvestre

20
15
8

10
5

2

3

2

1 0
0
0
This chart illustrates
< 2.0
2.0 to 5.0 5.1 to 10 10.1 to 20
>20
the predominance of
small parcels within
Size of Vacant Parcels (acres)
the Town’s Business
Parks.
Of the 61
vacant parcels, 45 or 75% are under 2.0 acres. There are only three parcels within the Town that are over
10 acres and are considered developable over the planning horizon (i.e. Medium and/or Low Constraint
Lands). If a prospective company is in need of a lot that is over 20 acres (the size necessary for a large
manufacturing plant, transportation/logistics establishment or warehousing), there is only one available
parcel that does not have high constraints. This lack of choice and flexibility in the existing business parks
is concerning and can only be addressed through the designation of additional greenfield lands
contiguous with an existing employment area.

4.2.2

1

1

Demand for Employment Land – Comparison Using Historic Land Consumption Analysis

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.
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 11
depicts the amount of industrial building over the past 27 years (years for which the Town has kept
records). On the basis of this past industrial development activity, five scenarios, illustrated in Figure 12,
were considered as part of this analysis to project the need for employment land over the 20-year
planning period.
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300,000
250,000
200,000
150,000
100,000
50,000
0

Industrial Building Sq. Ft.
Given the diminishing development rate over the period for which records have been kept, it was
determined that a conservative approach should be taken. At the same time, it is expected that with the
increased level of infrastructure investment into the Oldcastle area and signs of an improving economy,
development rates will increase over the 20-year planning horizon. In other words, it is anticipated that
future growth rates will fluctuate significantly over the next 20 years just as they have over the past 20
years.
The 40 percent coverage represents the Zoning By-law maximum. The 33 percent lot coverage was used
as part of the Town’s Development Charges Background Study land needs analysis. This assumed
coverage was based on one-third building, one-third parking and one-third landscaping and was validated
through an analysis of the Oldcastle Industrial Park using the 2010 aerial photo.
For these reasons, the 33% lot coverage was used in combination with the previous 20-year base period
scenario. Under this scenario, there is an estimated need for 215 acres over the 20-year planning
horizon. This figure falls within the 205 to 312 acre range used by the County consultants in their analysis.

Base Period

Previous 5 Years
Previous 10 Years
Previous 20 Years
Previous 25 Years
Previous 27 Years

Figure 12
Land Needs Analysis Using Historical Land Absorption Rates
Average Annual
Annual Land Absorption (ac)
Land Needs over 20-Year Planning
Industrial
Period (ac)
Construction
40% Lot
33% Lot
40% Lot
33% Lot
(sq. ft.)
Coverage
Coverage
Coverage
Coverage
Scenario
Scenario
Scenario
Scenario

37,605
67,629
154,480
176,355
190,049

2.16
3.88
8.87
10.12
10.91

2.62
4.70
10.75
12.27
13.22

43.2
77.6
177.4
202.4
218.1

43.2
94
215
245.4
264.4
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5.0 POLICY ISSUES
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. Some key
issues arise from the recent changes to the PPS and from the recent trends in employment lands
planning. While the designation of specific employment lands and the development of corresponding
policy is the role of the Town, the County of Essex is responsible for allocating growth projections to lower
tier municipalities and determining the appropriateness of the expansion of settlement areas.
This paper identifies six policy areas that require the consideration of the Town in terms of possible policy
direction:







Settlement area expansion
Employment use policies
Density of development in employment areas
Conversion of Employment Land
Designation as a Community Improvement Planning (CIP) Area
Servicing and Phasing

5.1 Settlement Area Expansion
Ensuring there is sufficient employment land in the Town to provide jobs and economic growth needs to
be a key objective in the new Official Plan. In accordance with the PPS, the expansion of a settlement
area (or regional employment area) can happen only at the time of a comprehensive review where it has
been demonstrated that:
a)

sufficient opportunities for growth are not available through intensification, redevelopment
and designated growth areas to accommodate the projected needs over the identified
planning horizon;

b)

the infrastructure and public service facilities which are planned or available are suitable
for the development over the long term and protect public health and safety;

c)

in prime agricultural areas:
1.
the lands do not comprise specialty crop areas:
2.
there are no reasonable alternatives which avoid prime agricultural areas; and
3.
there are no reasonable alternatives on lower priority agricultural lands in prime
agricultural areas; and

d)

impacts from new or expanding settlement areas on agricultural operations which are
adjacent or close to the settlement area are mitigated to the extent feasible.

It is noted that the expansion of Oldcastle Hamlet has been advanced principally because of the following
circumstances affecting the two other Business Park areas in the Town:
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i)

Sylvestre Business Park Area
Given the current built form, current planned development and residential land use
designations on the abutting lands, an expansion of this Business Park is not viable nor
appropriate;

ii)

County Road 42 Corridor
This area effectively recognizes the existing commercial/industrial development fronting
on either side of County Road 42 and is at the southerly limit of Tecumseh Hamlet. An
expansion in this area would be premature in the face of servicing and transportation
network limitations. As well, the general location does not have the core locational
attributes that are associated with the Oldcastle Business Park. Accordingly, an
expansion of the County Road 42 Corridor is deemed not viable and inappropriate at this
time.

5.1.1

Land Needs

Although the land needs analysis conducted by the County does not bear out the need for additional
designated lands, the refined analysis undertaken in this report, factoring in constraint lands, suggests
that there could be a need depending on the developability of the current employment land supply. The
analysis undertaken in this paper suggests a range from a need for 193 additional acres to a surplus of
112 acres.
Another, arguably more significant, consideration is that the mix and range of parcel sizes in the current
employment land inventory is extremely limited with the vast majority under 2.0 acres in size. Accordingly,
there is limited choice available to prospective industrial investors. This situation is not in keeping with the
direction of the PPS which, as noted earlier, clearly establishes that planning authorities shall promote
economic development and competitiveness by providing opportunities for a diversified economic base,
including maintaining a range and choice of suitable sites for employment uses which support a wide
range of economic activities and ancillary uses, and take into account the needs of existing and future
businesses.

5.1.2

Reallocation of Settlement Area Lands Lost to the DRIC Process

Another important point of consideration is to recognize the significant amount of land used and/or
designated for long term urban use with the Oldcastle Settlement Area that was lost to the Detroit River
International Crossing (DRIC) process. The DRIC process resulted in a preferred project design that
included a major realignment of King’s Highway 401 and connecting roads in the vicinity of King’s
Highways 401 and 3 and County Road 9 (Howard Avenue) along with the introduction of new supporting
stormwater facilities, parkland features, trails and so on. This realignment, in turn, necessitated the
acquisition and demolition of various residences, commercial businesses and large tracts of developable
land in this area of Oldcastle Hamlet.
A total of 82 acres of urban land within the Oldcastle Settlement Area were acquired to facilitate the DRIC
project. Although only 82 acres were acquired, a total of 157 acres were rendered non- or lessdevelopable because of either their resulting configuration or their proximity to the Rt. Hon. Herb Gray
Parkway.
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In consideration of the removal of these urban designated lands, it is believed reasonable that an
equivalent amount of land be redesignated elsewhere in the vicinity of Oldcastle Hamlet as a form of fair
compensation. This action would bring the amount of urban designated land available for urban use back
to the same total acreage for the Oldcastle Hamlet as had been the case prior to the DRIC process.

5.1.3

Locational Advantages

Of the many factors that combine to produce competitive employment land, two of the most important are
transportation access and overall size. To be most competitive, employment land must be well served by
major road transportation infrastructure, preferably King’s Highway 401 in this region. Employment areas
must also be large enough to provide a wide range of site sizes, develop a sense of place so that its
components can identify with it and be appropriately buffered from surrounding uses.
5.1.3.1 Transportation
The Town is well served by several major elements of transportation infrastructure which have contributed
to the locational advantages resulting in the development of major concentrations of employment (see
Map 6). Easy access to/from major transportation corridors (such as Highway No. 401, the Ambassador
Bridge, and Highway No. 3) and major employment centres in southeastern Michigan across the border,
the GTA to the east and Metropolitan Windsor have contributed to the success of the Oldcastle Business
Park, the largest industrial concentration in the County.
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Over the past number of years, there have been significant investments expanding and improving the
road network in the vicinity of Oldcastle Hamlet, including:


The widening of County Road 11 (Walker Road) to five lanes through the Hamlet from King’s
Highway 401 to King’s Highway 3;



The widening of King’s Highway 401 to six lanes and an improved interchange at County Road
46;



The widening of King’s Highway 3 to five lanes;



The ongoing construction of the Rt. Hon. Herb Gray Parkway, including a full interchange at
King’s Highways 401 and 3 which will provide improved mobility.

In addition to the foregoing investments, the Province of Ontario, along with the City of Windsor and the
County of Essex, are in the final stages of a Municipal Class EA process that is identifying the southerly
extension of Lauzon Parkway (ultimately six lanes). It is proposed that it will connect with King’s Highway
401 via a new full interchange and continue southerly to connect with King’s Highway 3. This new
highway corridor and interchange is proposed to be just over one km east of Oldcastle Hamlet and will
have the effect of further improving the Hamlet’s superior transportation network.
The Windsor International Airport is two kilometres north of the Oldcastle Business Park. This airport
provides scheduled airline and charter flights, general aviation activities and cargo distribution and
logistics. Proximity to an airport can be an important locational consideration for new and expanding
businesses.
Employment areas must also be accessible to the thousands of employees that work within them. The
relatively central location of the Oldcastle Business Park in proximity to a majority of the residents of this
region and the aforementioned road network make it very accessible to the regional employment pool. In
addition, a portion of the Oldcastle Business Park is also served by Transit Windsor enabling some
employees living in the surrounding area to access their place of employment by bus. The expansion of
transit service into these areas during the planning horizon, thereby improving accessibility for employees,
will make these areas more attractive for investment.
With its superior access to many existing and planned regional transportation routes as well as its existing
and planned infrastructure, both hard and soft, the Oldcastle Industrial Park is well positioned regionally
and future expansions should be directed to it.
5.1.3.2

Municipal Servicing

The ability to have access to full municipal services is also an important consideration in identifying
suitable lands for employment purposes. As discuss previously in the paper, the following conditions exist
with respect to servicing in Oldcastle Hamlet:


This area of the Town is fully serviced with piped municipal water;



Municipal sanitary sewers are being introduced to Oldcastle Hamlet in accordance with the
Town’s Water and Wastewater Master Plan Update (2008). Two outlets are being utilized that
connect to the City’s wastewater system under agreement (one at North Talbot Road and the
th
401 connecting to the Lou Romano Reclamation Plant and the other at the 8 Concession Road
and the 401 connecting to the Little River Pollution Control Plant). There is sufficient capacity in
th
the 8 Concession sanitary sewer (which is constructed to County Road 42) to include the
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proposed additional employment lands. This trunk sewer was constructed in 2011 under the
Infrastructure Stimulus Funding program.


The Upper Little River Stormwater Management Study currently being completed by the Town
of Tecumseh, City of Windsor and ERCA includes a regional stormwater solution for the
proposed expanded area.

In addition to the foregoing hard services, there are other municipal services already established in the
Oldcastle Hamlet. For example, the Town’s Fire Station No. 2 is located on the east side of Walker Road
and south side of McCord Lane (see Map 6).
All of the foregoing points to the considerable efforts and funds expended to ensure proper servicing is
available to existing and future employment lands in Oldcastle Hamlet and further rationalize the
expansion being proposed.
5.1.3.3

Logical Extension

The proposed settlement area expansion, as depicted on Map 7, represents a logical extension of the
th
existing Oldcastle Hamlet Urban Area. It has discernible boundaries, with Highway 401 to the north, 9
Concession Road to the east and the former CASO railway line to the south (which is just south of and
parallel to County Road 46).

In addition, the proposed settlement area expansion benefits from the exposure available along the edge
of Highway 401 without necessitating the introduction of urban designations along Highway 401 in areas
that are more remote and not reasonably serviceable.
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Finally, this current proposed expansion takes into account longer range planning that would, upon
appropriate justification, support the easterly extension between Highway 401 and County Road 46 to the
future extension of the Lauzon Parkway. This area is directly across from planned employment lands
within the City of Windsor in the City’s Sandwich South secondary planning area. This proximity to the
City’s employment lands will offer certain synergies over time.
This long term expansion can take advantage of the ideal transportation and servicing conditions once
adequate need for the redesignation can be provided. This supports logical and orderly long range
planning.
5.1.4 Alternative Oldcastle Hamlet Expansion Areas
In considering where any additional lands should be accommodated within the Town, the Oldcastle
Business Park became the focus for the aforementioned reasons. All undeveloped lands surrounding the
Oldcastle Business Park are considered prime agricultural lands as they consist of Class 2 soils.
Accordingly, no advantage is afforded to any particular area surrounding Oldcastle on the basis of
agricultural capability.
The corridors along Walker Road and King’s Highway 3 were considered. These areas were dismissed
as they are not as readily serviceable, do not have as convenient access and exposure to King’s Highway
No. 401 and lack the logical extension afforded by the subject lands. Further, unlike the subject lands,
they are not contiguous with Windsor’s planned employments lands within the Sandwich South Secondary
Planning Area.
5.1.5 Summary
Given all of the foregoing, and having regard to the various Provincial, County and local policies as well as
sound planning principles, it is recommended that the Oldcastle Hamlet settlement area be expanded by
57 hectares (141 acres) as shown on Map 7 for the purpose of employment lands (Business Park). In
doing so, there will be a level of certainty that sufficient lands exist to accommodate employment land
development over the time horizon, there will be choice in the market, and further potential for clustering
and the associated infrastructure investments that accompany large employment areas with a critical
mass and range of businesses.

5.2 Employment Use Policies
The PPS encourages the provision and protection of employment areas for an appropriate mix and range
of employment. Policies in the new Official Plan should include provisions to support employment growth
within the town. These may include providing more flexibility in the range and types of uses, designating
additional employment areas and ensuring that infrastructure is available to properly and efficiently serve
these areas. Ensuring a flexible policy environment that allows for a wide range of industrial and business
park uses while respecting other planning objectives is critical. The Town should identify existing areas
that have potential to develop in the future and provide opportunities for all types of employment including
transportation/logistics establishments and warehouses that typically require large sites and/or ground
related development for loading and distribution.
Unlike shopping and residential areas, which should be located in close proximity to one another and in
some instances integrated, employment areas should be viewed as “districts” with unique characteristics
that are not intended for full integration into residential areas. These districts should be accessible,
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including by transit, but should be separate given their potential for adverse impacts on sensitive land
uses.
As noted earlier in this report, 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 remains
heavily reliant on the auto supply and MTMD industries. The reliance on these industries is not unique to
Tecumseh. Government officials in Essex-Windsor understand the importance of diversification to the
economic health of the region and efforts to achieve these objectives are underway.
Reference to “the new green economy” has frequently been made in recent years from both persons in
the public and private sector. Given the current knowledge base in the Town’s existing industries, there is
an opportunity to capitalize on this new and emerging economy. Some of the MTMD companies have
adapted their operations and product lines and have begun to offer services to this industry. This bodes
well for the further clustering of companies and the development of a wider supply chain in the region.
As part of developing its new Official Plan, the Town will have to further investigate changes in local
business activity and emerging industries or trends in employment. The Town has been experiencing
increasing commercial development pressure to infiltrate less expensive industrially zoned lands (i.e.
offices). As the industrial base is diminished and “reinvented”, there may be more pressure for
commercial uses within these areas. Policies may require fine tuning of the types of service commercial,
office and retailing activities that should be permitted and in what areas of industrial designated lands.
The PPS clearly establishes that shopping centres or other large scale retail uses without a direct
relationship to the functions of the employment areas are not and should not be permitted in employment
areas.
A number of non-employment uses such as private clubs, places of worship and community facilities have
located in the Town’s employment areas. Although, from a planning perspective, the preference may be
to accommodate these types of uses within new and existing residential communities, the high value of
residential land often makes this a challenge. In addition, with respect to places of worship, there has
been a trend toward consolidation of facilities such that they become very large scale and no longer
necessarily suitable in residential neighbourhoods. Similarly, private clubs are sometimes better located
in industrial areas as a result of the sheer large scale of these facilities. Recognizing that demand for such
facilities on employment land will likely continue, they may be appropriate in employment areas provided
that they do not have an adverse impact on industrial and other employment activity and that they are
well-planned and integrated particularly with respect to parking and traffic.

5.3 Density of Development in Employment Areas
Just as it is obligated to do with its residential development, the Town must look for opportunities to
intensify its employment lands. While significant changes in employment area density are difficult to
achieve, there are some actions that can be taken to increase the density of new and existing employment
land through changes to site design and strategies to attract more employment-intensive uses.
Having the proper municipal infrastructure in place and the removal of private septic systems will assist
with intensification efforts and allowing for infill development. Portions of both the Sylvestre and Oldcastle
Business Parks have areas that are currently serviced by private septic systems. These systems require
significant space to function properly and cannot be built on.
As noted earlier in the paper, investment in hard infrastructure (sanitary, storm, water and road
improvements) continues to occur within the Oldcastle Business Park. With the recent construction of the
sanitary trunk along North Talbot Road and the ongoing construction of lateral sewer mains on adjacent
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streets, opportunities for intensified industrial development have arisen.
The current setback
requirements in the Sandwich South Zoning By-law are relatively stringent possibly reflecting the lack of
sanitary sewers under which the majority of the employment areas originally developed. The recent
installation of sanitary sewers provides the opportunity for relaxing these yard requirements in favour of
intensifying lands and making it easier for existing operations to expand. This type of policy and regulatory
environment would be more in keeping with the PPS.
Increased building density on employment land could be influenced by measures such as reducing the
land area devoted to landscaping, encouraging multi-storey construction for the office portion of industrial
buildings, and encouraging the shared use of entrances, truck turning area or parking.
Transit also plays a role in increasing density within employment areas. Public transit can help reduce
automobile usage and promote more sustainable modes of transportation. A transit connection can form
an important part of the design of employment areas and sites, and be coupled with programs such as
car-pooling and cycling infrastructure investment, thereby reducing the need for parking and the
accompanying space it requires. Enhanced transit service in the Town’s employment areas should be
evaluated over time with the idea of expanding the service where warranted.

5.4

Conversion of Employment Land

The conversion of employment land to other uses such as residential, general commercial or institutional
is an issue that has become more pressing recently – particularly in areas that have experienced a
housing boom. Complete communities need lands protected and preserved for employment purposes.
As settlement policies are strengthened to protect agricultural and natural heritage lands, thereby making
it more difficult to expand settlement areas, the long-term scarcity of land could result in pressures for
employment lands to be converted to other uses. Land use and economic development policies should
make the protection of urban industrial lands a priority. The future economic and social health of
Tecumseh and the surrounding region depends on residents having access to jobs in areas in which they
live.
The PPS establishes that the conversion of employment lands to non-employment uses is permissible so
long as a municipal comprehensive review demonstrates that there is a need for conversion and the lands
are not required for employment purposes over the long term.
The Town has experienced this type of conversion in the past. In 1999, a portion of the Sylvestre
Business Park was rezoned to allow for a wider range of commercial uses.
On the issue of general commercial uses, the town has areas identified, and a sufficient land base, for
future retail needs. These areas are largely within the built up area of the Town and within identified
commercial nodes in the Tecumseh Hamlet Secondary Plan. Employment areas should not be planned
or relied upon to meet retail shopping needs of a growing population. These areas should be integrated
into residential neighbourhoods thereby providing residents the option/opportunity to walk and cycle to
meet their daily retail needs.
As such, 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. The Official Plan
should be clear that the conversion of lands designated for employment purposes shall not be permitted
or shall be permitted based on a meeting the following evaluation criteria:


Conversion of the site will not adversely affect the long-term viability and function of the
employment area;
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5.5

The conversion of the site will not compromise any other planning policy objective of the Town,
including planned commercial functions;
The conversion will be beneficial to the community through its contribution to the overall intent and
goals of the Town’s policies and demands on servicing and infrastructure;
Conversion will not negatively affect the long-term viability of existing employment uses, including
large, stand-alone facilities;
Conversion of the site will not create incompatible land uses, including a consideration of the
Ministry of Environment guidelines; and
Conversion of the site will result in a more logical land use boundary.

Designation of Community Improvement Planning Areas

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 to provide grants and/or loans to owners and tenants of land within the defined
area, to undertake improvements to such areas as land use, infrastructure, buildings, public space/realm
and site remediation.
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 initiatives and incentives.
CIP’s provide municipalities the option of creating incentive-based programs, in the form of grants, loans,
development charge exemptions, development fee rebates/reductions, or property tax assistance. The
types of incentives that would be most applicable to employment areas include:


Brownfield remediation / redevelopment assistance;



Development fee reductions;



Property tax incentives; and



Development standard exemptions.

Brownfields are lands that have been historically used for industrial, commercial or institutional uses which
lie idle, unused or abandoned. In some cases, these lands may have environmental contamination due to
the historical uses. Brownfield redevelopment incentives, such as a Development Charge Exemption
Program, can assist in offsetting the costs of environmental remediation required for a contaminated site.
Prior to a CIP being adopted by Council, the subject area must be designated as a CIP Area in the Town’s
Official Plan. Given that there are vacant and underutilized lands in both the Oldcastle and Sylvestre
Business Parks, a CIP may provide additional opportunities for growth in the manufacturing sector of the
Town.
More detailed information on Community Improvement Plans will be outlined in a forthcoming separate
discussion paper.

Tecumseh 2033, New Official Plan Process
Employment Lands Discussion Paper
May 2013

35

5.6

Servicing and Phasing

The provision of municipal services (water, wastewater, stormwater and roads) to employment areas will
be based on the availability of servicing and the need for additional employment land. All new greenfield
employment areas shall be on full municipal services and incorporate sustainable development concepts.
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6.0 CONCLUSION
On the basis of all of the preceding information and analysis, it is recommended that the following policy
issues be incorporated into the Town’s new Official Plan:
1) an additional 57 hectares (141 acres) of employment land be designated east of the existing
th
urban area boundary, delineated by Highway 401 to the north, 9 Concession Road to the east
and the former CASO railway line to the south and further that the County consider this settlement
area expansion as part of the current County Official Plan Five-Year Review process;
th

2) The 27 hectares (67 acres) of land situated on the north side of North Talbot Road, east of the 8
Concession Road and designated Hamlet Development in the current Sandwich South Official
Plan be placed in an employment land designation in the new Official Plan;
3) 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;

4) the Official Plan policies clearly establish that employment land cannot be converted to other uses
unless it is justified in accordance with the policies of the PPS through a comprehensive review;
5) the intensification of employment lands be encouraged and policies be added that encourage
standards of development that will assist in achieving this objective;
6) the Employment Land areas be considered as Community Improvement Planning Areas and
corresponding policies be added to entice development and initiate infrastructure improvements;
7) renewable energy projects be encouraged to locate only on marginal employment lands or lands
with high development constraints;
8) some broad goals to be added to the new Official Plan include:
i)

providing a wide variety of employment areas reflecting the needs of the economy;

ii)

locating employment uses in proximity to major transportation infrastructure and in areas
that could, over time, be efficiently serviced by public transit;

iii)

encouraging sustainability;

iv)

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

v)

providing infrastructure required by employment lands;

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

an inventory of employment lands including employment land by type of use; absorption
rates by type of use and an estimate of employment density and/or intensification;
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ii)

whether applications are being made for retail uses in employment areas, whether quasiretail uses are being accepted as legitimate employment uses and whether there are any
other retail trends that may have an effect of employment lands; and

iii)

whether applications are being made for office uses in employment areas and whether
offices are locating in employment areas in other municipalities where there are no
restrictions on offices in employment areas.

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

____________________________________________________________________________________

How to Provide Input
Send your comments by regular mail, fax, e-mail or by visiting the Town’s website before: June 30, 2013
By mail:
Att. Tecumseh Official Plan
Town of Tecumseh
Planning Department
917 Lesperance Road
Tecumseh, ON
N8H 2J4
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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