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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 of the new Official
Plan:
x
x
x
x
x
x
x
x
x
x
x

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

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

1.2

Purpose and Scope

The Growth Management / Urban Structure
Discussion Paper purpose and scope is to:
x

Provide background and analysis forming the basis for the Town’s Growth Management Strategy /
Urban Structure Plan and the lands to which they apply;

x

Describe the current legislative authority and policy framework in effect for Growth Management
Strategy / Urban Structure Plan;
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x

Describe the current regional context influencing the
creation of a Growth Management Strategy / Urban
Structure Plan;

x

Establish and identify the existing layers, physical
patterns and valued areas of Tecumseh’s current
urban structure as the basis for the development of the
Town’s preferred future urban structure;

x

Review the growth forecasts for
residential and non-residential areas;

x

Provide a review of the Town’s land use supply in
order to accommodate the projected growth;

x

Set the framework that will form a basis within which
the Town’s new Official Plan will be developed; and

x

Foster public participation through the release of this discussion paper.

Tecumseh’s

2.0 URBAN STRUCTURE PLAN

2.1

What is an Urban Structure?

The urban structure refers to the manner in which the physical space is organized in a municipality.
Detailing the urban structure is a means of describing this physical space so that its order becomes
evident, notwithstanding the inherent randomness that one might expect as a result of the range of
decisions, historical events and cultural forces that have and continue to influence its composition and
distribution. Generally, urban structure comprises three fundamental elements:
x
x
x

points or relatively tight clusters of common uses/features;
lines that are the corridors along which one moves between points and through the municipality;
and
surfaces that have some level of commonality and are situated between the points and lines.

In Tecumseh, points include centres such as the main street area along Tecumseh Road in the vicinity of
Lesperance Road (the “downtown”), the commercial node at Tecumseh and Manning Roads and the St.
Mary’s Roman Catholic Church/Hall/Cemetery/Elementary School/Park area in Maidstone Hamlet. Lines
include man-made movement corridors such as the road network, highways and rail linkages and natural
movement corridors such as creeks or hedgerows. Surfaces include areas between the points and the
lines such as residential neighbourhoods, employment areas and agricultural areas.
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The urban structure is the physical framework
that binds the municipality together and
provides the physical context for future
developments and ongoing changes in
existing developed areas.
The various
components of the urban structure and their
means of interaction are an important
determinant in how one defines and relates to
the community as a place to live, work and
play. Ultimately, an Urban Structure Plan
provides the basis for the establishment of
land use designations within a municipality.

2.2

Regional Setting of Tecumseh’s Urban Structure

The Town is located in the northwest
corner of Essex County, extending south
from Lake St. Clair to County Road 8,
which bisects the County in an east-west
direction. The Town’s current irregular
shape is a function of a County-wide
restructuring process which first resulted
in the amalgamation of the former Town
of Tecumseh, Village of St. Clair Beach
and Township of Sandwich South into
the Town of Tecumseh effective January
1, 1999. Subsequently, approximately
6,500 acres of land were transferred
from the Town to the City of Windsor,
effective January 1, 2003 (see Map 2).
The result is a relatively narrow expanse
of land extending south from Lake St.
Clair, which then widens three-fold south
of the 401.
The Town’s municipal boundary is
shared with five other municipalities: the
Towns
of
Lakeshore,
Essex,
Amherstburg and LaSalle and the City of
Windsor. Given the nature of existing
and proposed development within these
adjacent municipalities, particularly in
the vicinity of shared municipal
boundaries, regard must be given to
their respective structure plans and
growth strategies.
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The County’s recently
Map 3
approved Official Plan
contains a Settlement
Structure Plan (see Map
3) which identifies, from
a regional perspective,
the
Primary
and
Secondary
Settlement
Areas within the County
along with the main road
and rail transportation
corridors.
The Town
comprises two Primary
Settlement Areas (one
being a combination of
former
Tecumseh,
former St. Clair Beach
and Tecumseh Hamlet in
the north and the other
Source: County of Essex Official Plan
being Oldcastle Hamlet
in the southwest) and two Secondary Settlement Areas (Maidstone Hamlet in the southeast and the lands
designated for highway service commercial uses northwest of the County Road 19 and Highway 401
interchange). The Town’s two Primary Settlement Areas in conjunction with those abutting in LaSalle,
Lakeshore and Windsor collectively from the most significant urban settlement area in the region.
In addition, given the Town’s location on the fringe of the City of Windsor and within the Windsor Census
Metropolitan Area, it is acknowledged that a significant portion of the day-to-day lives of Town residents
and business owners for
employment,
shopping
Map 4
and various personal
needs take place within
the
City
limits.
Accordingly,
it
is
particularly relevant to
understand the Town’s
location relative to the
City’s structure plan (see
Map 4).

Source: City of Windsor Official Plan
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2.3

Layers of Tecumseh’s
Existing Urban Structure

To clearly understand the existing urban
structure that exists within the Town, the
various “layers” or “skins” need to be
identified. The existing urban structure
POINTS/CLUSTERS,
LINES
and
SURFACES
were
mapped
and
identified. The Town’s urban structure
was categorized into various land uses,
transportation corridors and major
areas/districts.

2.3.1

POINTS/CLUSTERS

Points/Clusters are centres of features
containing
identifiable
buildings,
services and/or functions. Five main
points/clusters are identifiable within the
Town (see Map 5):
1. Historic Downtown/Civic Centre
The intersection of Lesperance and
Tecumseh Road, with St. Anne’s Church
situated to its southwest, forms the
historic commercial core of the Town,
which spans to the east and west along
Tecumseh Road as well as a short
distance north and south along
Lesperance Road. Further to the north
is an area that has, in recent years,
become the main civic centre of the
Town, housing the Town Hall, Police
Station, Fire Station No. 1, Emergency
Medical Services Station, dual-pad ice
arena and outdoor parks and recreation
facilities.
2. Tecumseh Road / Manning Road
Commercial Cluster
The Manning Road/Tecumseh Road commercial area generally
comprises the portion of Tecumseh Road east of the Via Rail
railway line through to Manning Road, and north and south along
Manning Road from St. Gregory Road south to County Road No.
22. This commercial area has intensified over the past 30 years
with a mix of retail, restaurant, medical and multiple personal
services that attract customers from well-beyond the municipal
boundaries. In addition, commercial lands to the east of Manning
Road at Amy Croft in the Town of Lakeshore add to the diversity
and amount of commercial uses in this commercial cluster.
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3. Lakewood Park North and South
Lakewood Park North and South combine to form 70 acres of public open
space extending approximately 950 metres south from the shore of Lake St.
Clair, across Riverside Drive and along the east side of Manning Road.
Acquired by the Town in 2006 and 2010, respectively, Lakewood Park
North and South represent a significant public investment towards an open
space feature that is reminiscent of the former use of the land by Lakewood
Golf Course. Combined they are an acknowledgement of the important
impact this open space feature has had and will continue to have on the
physical form of the Town as a place-making feature.
4. Beach Grove Golf and Country Club
Opened for play in 1922, this 134 acre, 19 hole private golf course, curling club and marina has a
significant place in the evolution of the former Village of St. Clair Beach. Situated on the south shore of
Lake St. Clair, It is an open space feature bordered by municipal roads on four sides. This has the effect
of revealing its expansive land area to the surrounding residential community and thereby greatly
influencing the character of the broader area.
5. McAuliffe Woods Conservation Area and Park
The McAuliffe Woods Conservation area comprises nine hectares of
wooded area, within which is a one kilometre trail linking to adjacent
neighbourhoods. South and east of the conservation area is McAuliffe
Park, an 8 hectare area that includes parkland, soccer pitches, baseball
diamonds, tennis courts, picnic areas and pavilion and playground
equipment. Combined, these 17 hectares create a unique destination and
physical presence in the southern portion of Tecumseh Hamlet, east of St.
Alphonse Street and north of County Road 42.
6. Ciociaro Club
The Ciociaro Club complex is located in Oldcastle Hamlet on the south side of North Talbot Road on a 20
hectare parcel of land. Since its inception in 1972 it has grown from a cultural club linked to a specific
region in Italy to the present-day facility which offers a range of services and events in a building of 10,000
square metres where weddings, banquets, special events, fundraisers, meetings etc. are held. In
addition, there are a range of outdoor sports and recreational facilities, including soccer fields, bocce
courts, baseball diamonds, a volleyball court, a playground, all of which is ringed by a regulation bicycle
track.
7. St. Mary’s Roman Catholic Church/Hall/Cemetery, Elementary School and Park
St. Mary’s Roman Catholic Church (first church began in 1848)/Hall/Cemetery, Elementary School and
Park are situated northeast of the main cross-roads in Maidstone Hamlet, being Malden Road and County
Road 34. Collectively, these uses occupy 9 hectares of land that, by virtue of their strategic location,
physical presence and range of activities, enhance the social, cultural, educational, religious and
recreational well-being of the surrounding rural community.
8. Various Smaller Commercial Nodes
In addition to the two main commercial clusters discussed previously, there are five smaller commercial
nodes distributed throughout the Town, offering a range of built form and commercial uses at the following
general locations: i) in the vicinity of Riverside Drive and Lesperance Road; ii) Tecumseh Road at
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Brighton Road; iii) Lesperance Road
south of County Road 22; iv) County
Road 42 and Manning Road; and v)
Lesperance Road and County Road 42.
2.3.2

LINES

Lines are corridors or linkages that
primarily facilitate movement.
Lines
form
key
connections
between
Points/Clusters within the Town and
Points/Clusters in other adjacent
municipalities. There are deemed to be
two forms of Lines in the Town,
Corridors and Linkages (see Map 6).
1. Corridors
The movement of people and goods
occur in corridors. They act as the key
connections between Points and
Surfaces within the Town and
throughout the Windsor-Essex Region
and beyond. The main Corridors in
Tecumseh are oriented in a north-south
and east-west manner, with varying
degrees of order/significance, from
Provincial Highways (higher order),
County/City Roads and some Local
Streets (lower order), more specifically
as follows:
North-South Corridors
x
x
x
x
x
x
x
x
x

Howard Avenue (County Road 9)
Walker Road (County Road 11)
County Road 17
Banwell Road (County Road 43)
Manning Road (County Road 19)
Lesperance Road
Brighton Road
8th Concession Road
Malden Road

East-West Corridors
x
x
x
x
x
x
x
x

Provincial Highway 401
Provincial Highway 3
County Road 22
County Road 42
County Road 42
County Road 34
County Road 8
Riverside Drive
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x
x

Tecumseh Road
North Talbot Road

In addition, there are two active railway lines crossing the Town in an east-west manner, one being the
VIA rail line north of County Road 22 and the other being the CP rail line south of County Road 22.
2. Linkages
Linkages provide for the movement of plants, animals and/or water between core environmental features
and/or areas and other linkage corridors. These form part of the Town’s environmental systems. There
are fundamentally two types of Linkages
in the Town, Natural Linkages and
Human-made Linkages (see Map 7).
Natural Linkages
Natural Linkages in the Town include
the main creek corridors associated with
the upper reaches of the Canard River
and the Pike Creek.
Human-made Linkages
Human-made linkages include portions
of the east-west Ontario Hydro corridor
in Tecumseh Hamlet, the former eastwest Conrail right-of-way extending from
Oldcastle Hamlet through to and beyond
Maidstone Hamlet and the north-south
segment of the Chrysler Canada
Greenway
extending
south
from
Oldcastle Hamlet.

2.3.3

SURFACES

Surfaces are non-linear areas located
between Points and Lines.
The
collection of surfaces act as the fabric of
the existing urban structure, in effect
binding the Points and Lines together
and providing the basis for various
interrelationships to occur. The Town
contains three distinct Surfaces which
are distinguished from each other by
virtue of the predominantly common use
or activity that occurs within each:
Agricultural Areas, Residential Areas
and Employment Areas (see Map 7):
1. Agricultural Areas
The Town’s agricultural lands are
generally south of County Road 42 and
comprise a large portion of the Town’s
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overall area (72.3%). These surfaces link with agricultural lands in abutting municipalities and are
consistent with and an important element of the predominantly agricultural fabric of Essex County. These
areas in Tecumseh are principally corn and soybean, although there are some livestock and other
specialized farm operations. In addition, throughout the agricultural area there are fragmented natural
heritage features (38 in total) that comprise only 3.5% of the municipality or 338 hectares.
2. Residential Areas
Generally, the residential lands are located at the northern end of the Town, within the former Tecumseh,
St. Clair Beach and Tecumseh Hamlet settlement area. The development pattern for these areas
primarily consists of low-density residential uses (single, semi-detached and duplex dwellings), with
medium and high density residential uses (condominiums and apartments) located along key east-west
(Tecumseh Road) and north-south (Manning Road) transportation corridors. Two smaller residential
areas of exclusively single unit residential dwellings exist in Maidstone Hamlet and Oldcastle Hamlet.

3.

Employment Areas

Employment lands are primarily located within two defined areas. 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,
including many tool and die shops that collectively are renowned globally.
The Sylvestre Business Park is located southwest of the intersection of County Road 22 and County Road
19 in the northern area of the Town. It currently possesses a mix of approximately 40 industrial and
commercial establishments.
In addition to the foregoing, there are two other smaller employment areas located along County Road 42
and at the Bonduelle food processing plant on Tecumseh Road.

Tecumseh New Official Plan Process
Growth Management / Urban Structure Discussion Paper
July 2014

-9-

3.0

GROWTH MANAGEMENT PLAN

3.1

What is a Growth Management Plan?

Growth is a complex process that involves not only the physical structures associated with growth, but
also the economic, social and cultural growth attributes. Proper community growth needs to balance and
address the health and wellness of a community by understanding needs, wants, capacity and future
goals. All these issues come together to form an overall strategy for the future.
A Growth Management Strategy is an urban planning process that assesses land uses and land needs
over a long term planning horizon. It is intended to ensure there is an adequate understanding of how the
municipality is expected to grow and where that
growth should occur.
The Town of Tecumseh recognizes the importance of
long term urban growth and, as such, a Growth
Management Strategy is a first step in addressing the
need to have growth occur in a sustainable manner
that addresses economic, social and environmental
variables. This section of the Discussion Paper
discusses the growth projected over a 20-year
planning horizon and gives consideration to the
location and amount of land necessary to
accommodate that growth. A future Discussion Paper
will give consideration to the manner in which the
projected growth areas are to be serviced with water
and wastewater by having regard to the Town’s Water
and Wastewater Master Plan.
Accordingly, the
Town’s Growth Management Strategy will evolve
during the completion of several additional discussion papers and will ultimately be manifested through
the adoption of a new Town Official Plan.

3.2

Regional Projections

The County of Essex, as the upper-tier municipality, is responsible for growth management at a countywide level as expressed through the County Official Plan. The County adopted and the Ministry of
Municipal Affairs and Housing approved a new County Official Plan early in 2014. Prior to the adoption of
the new County Official Plan, population, household and non-residential projections were prepared for the
County in the document entitled Foundation Report: Essex County Official Plan Review (“Foundation
Report”) by N. Barry Lyon Consultant Limited.
In accordance with the Provincial Policy Statement issued under Section 3 of the Planning Act, the County
of Essex, as the upper-tier municipality, allocates projections to the seven lower-tier municipalities
comprising the County and considers the supply of properly designated lands to accommodate the
projected growth. The following summarizes the findings of the County’s analysis for the period 2006 to
2031:
x
x
x

Population growth is projected to be between 35,900 and 53,400 people, or an annual
growth of between 1,440 and 2,140;
Household growth is projected to be between 16,200 and 24,100 units between 2006 and
2031, or annual growth of between 650 and 960 units;
Employment growth is projected to be between 17,600 and 23,900 jobs between 2006
and 2031, or annual growth of between 700 and 960 jobs;
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x

Population, household and employment growth is expected to be largely concentrated in
the three urban areas surrounding the City of Windsor – LaSalle, Tecumseh and
Lakeshore.

The low and high projections are stated in the following table (Table 1), which is from the Foundation
Report. It is projected that the majority of the growth will occur after 2016.

Table 1

Ultimately, it was concluded by the County that the more reasonable projections over the 20 year planning
period were the low forecasts and, accordingly, these were adopted in the new County Official Plan. The
County acknowledged that the County of Essex and the City of Windsor estimates of the share of
population growth in the Windsor-Essex region differ. The split is noted as being larger at the start of the
planning period; however it is believed that these projections will begin to align near the end of the 20 year
planning period.
In general, it was concluded that there is more than an adequate supply of designated urban lands in the
County to meet growth requirements to 2031.

3.3

Town of Tecumseh Projections

With the recent adoption and approval of the new County Official Plan, the County’s Provincially
mandated process to identify, coordinate and allocate population, housing and employment projections for
the seven lower-tier municipalities, including the Town of Tecumseh, now has official status. The various
projections generated by the County for the Town are provided in the following subsections, including
those for the other lower-tier municipalities for comparison purposes.

3.3.1 Population Projections
The Town of Tecumseh is anticipated to see a significant increase in population of approximately 6,000
people over the 20-year planning period from 2011 to 2031, with 19% of the County’s growth allocated to
the Town (see Table 2).
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Table 2 – Population Projections

Source: County of Essex Official Plan
A more detailed break-down is provided in the following tables (Table 3), which provide projections from
2006 to 2031 at five-year intervals. The Town’s growth is largely expected to be the result of the
availability of serviced land identified for urban development, along with its close proximity to large
employment centres and the City of Windsor. The limited short-term growth identified is the result of the
current limited supply of immediately serviceable residential lands, as well as the abundance of currently
serviced vacant residential land in abutting municipalities. By 2026, the Town has been identified as the
area in which the largest proportion of the County’s population growth will occur.

Table 3
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3.3.2 Household Projections
Based on the projections identified below (Table 4), the long-term (2006-2031) household growth forecast
is anticipated to total 2,570 residential units, accounting for approximately 16% of the growth anticipated
by the County.

Table 4

The foregoing projections have been further analyzed by Watson & Associates Economists Ltd as part of
the Town preparing its 2014 Development Charges Background Study. These projections use the growth
rates from the County projections, however they take the projections to 2034 (whereas the County went to
2031), thereby providing a 20-year projection period of 2014 to 2034 (see Table 5 below).

Table 5 – Residential Growth Forecast Summary
Housing Units
1

Year

Population

Singles & SemiDetached

Multiple

3

Apartments

2

Dwellings

Total
Households

Other

Person Per
Unit (PPU)

Mid 2001
Mid 2006
Mid 2011

25,105

7,530

420

430

10

8,390

2.99

24,224
23,610

7,450
7,565

530
510

500
580

0
5

8,480
8,660

2.86
2.73

Mid 2014
Mid 2024

23,535
27,827
30,415

7,637
8,989
9,975

510
800
1,139

580
688
834

5
5
5

8,732
10,482
11,952

2.70
2.65
2.54

47,400
-881

15,045
-80

2,477
110

1,369
70

5
-10

18,897
90

2.51

Mid 2001 - Mid 2006
Mid 2006 - Mid 2011
Mid 2011 - Mid 2014

-614
-75

115
72

-20
0

80
0

5
0

180
72

Mid 2014 - Mid 2024
Mid 2014 - Mid 2034

4,292
6,880

1,352
2,338

290
629

108
254

0
0

1,750
3,220

Mid 2014 - Buildout

23,865

7,408

1,967

789

0

10,165

Mid 2034
Buildout

Sources: Watson & Associates Economists Ltd., 2014; Mid 2034 population forecast derived from Foundation Report: Essex County Official Plan Review, Low Populaton Growth Forecast Scenario,
the County of Essex, August, 2011. Buildout population derived from Tecumseh Water and Wastewater Master Plan, Working Paper #1, KMK Consultants Ltd., 2000.
1. Population excludes a Census Undercount of approximately 4%.
2. Includes townhomes and apartments in duplexes.
3. Includes bachelor, 1 bedroom and 2 bedroom+ apartments.
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Based on the foregoing, the Town’s population is projected to be approximately 30,400 by 2034. This
represents an increase of 6,900 persons. In addition, the foregoing household forecast projects an
increase in housing of approximately 3,200 housing units by 2034. The housing mix is anticipated to
comprise approximately 73% low density (single detached and semi-detached), 19% medium density
(multiples except apartments) and 8% high density (bachelor, one bedroom and two bedroom
apartments).

Figure 1

Source: Watson & Associates Economists Ltd.

3.3.3 Non-Residential Projections
Based on the employment growth projections identified below (Table 6), employment in the Town is
anticipated to increase by 3,310 between 2006 – 2031, representing 24.4% of the County’s overall growth.
This forecasted growth is a function of the Town’s stable activity rate between 2006 and 2031. The
activity rate is defined as the number of jobs in a municipality divided by the number of its residents.

Table 6
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The large proportion of job growth forecast for Tecumseh, LaSalle and Lakeshore is based on their
proximity to the City of Windsor, transportation infrastructure, supply of employment land, forecast
population growth and existing employment base.
The foregoing projections have been further analyzed by Watson & Associates Economists Ltd as part of
the Town preparing its 2014 Development Charges Background Study. These projections use the growth
rates from the County projections, however they take the projections to 2034 (whereas the County went to
2031), thereby providing a 20 year projection period of 2014 to 2034 (see Appendix A, Table A1). The
table also provides activity rates and employment projections for the key employment sectors, which
include primary, industrial, commercial/population-related, institutional and work at home. It is anticipated
that 3,308 jobs (excluding work at home) will be added over the 20-year planning period of 2014 to 2034.
The foregoing data allowed Watson & Associates Economists Ltd to calculate a projected Town-wide
incremental non-residential Gross Floor Area (GFA) increase of 3.22 million square feet over the 20-year
planning horizon, which equates to an additional 161,090 square feet annually from 2014 to 2034 (see
Appendix A, Table A2). In terms of percentage growth, the 20-year incremental GFA forecast by sector is
broken down as follows:
x
x
x

3.4

Industrial – approximately 72%;
Commercial/Population-related – approximately 21%;
Institutional – approximately 7%.

Land Supply

In accordance with the Provincial Policy Statement, it is important to quantify the amount of land
designated for new urban development in order to ensure there is a sufficient supply of properly
designated land to accommodate the growth projected over the 20 year planning horizon. If it can be
demonstrated that insufficient land is currently within an urban designation, consideration can be given to
designating additional lands, including changing Agricultural lands to an urban designation. Such a
redesignation can only occur during the preparation of a new Official Plan or a five-year review of an
existing Official Plan. Supporting rationale must be provided in accordance with the Provincial Policy
Statement, including the demonstrated need for additional urban land as a result of the undersupply of
appropriate urban land available for development in the face of the projected need.
The following section provides details with respect to residential land supply and non-residential land
supply and provides a conclusion with respect to whether or not additional lands need to be designated for
residential or non-residential development over the 20-year planning horizon based on the projections
provided in the previous section. The associated land inventory mapping is provided in Appendix B.

3.4.1 Residential Land Supply
The residential land supply in each of the existing approved urban settlement areas shown in the existing
Official Plans was mapped (see Appendix B, Maps 1 to 5) and land areas quantified. In addition, the
dwelling units anticipated in each of these areas was calculated (Table 7). Included are lands proposed
to be designated residentially as part of the Tecumseh Hamlet Secondary Plan process, which are
currently within the Hamlet Development designation in the Official Plan.
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Table 7 – Urban Land Supply
Low Density
Units
Urban Area

Area (ha)

(as per 12.3u/ha 5u/ac for Tec
Hamlet Future
Residential lands)

Medium
Density Units

High Density
Units

Total Urban
Area Units

Former Tecumseh (see Map 1)
Vacant Residential

3.0

14

0

50

64

Potential Residential Infill

6.0

40

34

30

104

Vacant Commercial

9.1

/

/

/

/

Vacant Institutional

3.5

/

/

/

/

Tecumseh Rd. Main Street CIP Potential Commercial Infill

5.9

/

/

/

/

Former St. Clair Beach (see Map 2)
10.8

91

12

59

162

Potential Residential Infill

Vacant Residential

2.0

18

0

0

18

Vacant Commercial

0.3

/

/

/

/

21.3

/

/

/

/

4.0

/

/

/

/

Tecumseh Hamlet (see Map 3)
Sylvestre Business Park
Vacant Commercial
Vacant Industrial

Manning Rd. Secondary Plan Area
72.6

713

0

0

713

Potential Residential Infill

Vacant Residential

5.0

42

0

0

42

Vacant Commercial

3.0

/

/

/

/

Vacant Institutional

5.2

/

/

/

/

Tecumseh Hamlet Sec. Plan Area
1. North-west Quadrant
Future Residential

67.8

596

516

0

1112

Future Commercial

9.6

/

/

276

276

Future Institutional

0.7

/

/

/

/

2. South-west Quadrant
Future Residential

68.2

507

762

144

1413

Future Commercial

2.6

/

/

/

/

Future Residential

19.3

203

96

0

299

3. South-east Quadrant

Existing Urbanized Area
4.0

37

0

0

37

Potential Residential Infill

Vacant Residential

13.3

103

0

0

103

Vacant Commercial

11.4

/

/

/

/

Vacant Residential

2.2
5.1
43.1
8.8
2.2
100.0
86.7
50.8

6
27
291

0
0
0

0
0
0

27
291

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

141.1
53.0

850

50

0

900

/

/

/

3538

1470

559

Oldcaslte Hamlet (see Map 4)
Potential Residential Infill
Future Residential
Vacant Commercial
Vacant Institutional
Vacant Industrial
Future Industrial
Non-Classified

6

Maidstone Hamlet (see Map 5)
Vacant Residential
Vacant Commercial (Includes COXON Hwy. 401 Site)

TOTALS

5567

Based on the foregoing, there are approximately 233 hectares of land currently designated for residential
development. In addition, there are approximately 31 hectares of land that are currently designated for
residential purposes and are deemed to be suitable for residential infilling. Finally, there are
approximately 198 hectares that are within the urban settlement area and are currently under study to be
designated for residential development as part of the Tecumseh Hamlet Secondary Plan. These areas
provide a total supply of approximately 462 hectares (1,142 acres).
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In summary, the data and associated calculations indicate that there is currently the potential for the
provision of 5,567 additional dwelling units within the existing settlement areas of the Town. The 20 year
household forecast projects that there will be an increase of housing of approximately 3,200 housing units
from 2014 to 2034. Based on this analysis, it is believed that an expansion to the existing settlement
areas is not warranted or justifiable. It is noted that the completion of the Tecumseh Hamlet Secondary
Plan within the Tecumseh Hamlet settlement area will bring a number of land areas into appropriate
residential designations thereby supporting their development in a residential manner, subject to all
necessary servicing and other matters being adequately addressed.

3.4.2 Non-Residential Land Supply
The supply of existing non-residential land (industrial, commercial, institutional) in each of the existing
approved urban settlement areas shown in the existing Official Plans was also mapped (see Appendix B,
Maps 1 to 5) and land areas were quantified (see Table 7 above, and a summary of the data in Table 8).
Included are lands proposed to be designated for non-residential uses as part of the Tecumseh Hamlet
Secondary Plan process, which are currently within the Hamlet Development designation in the Official
Plan. Also included are lands that have been labelled “Non-Classified” for the purposes of this analysis.
These lands are currently designated as Hamlet Development in the Oldcastle Hamlet but there currently
is insufficient information and analysis completed to anticipate their ultimate land use designation.

Table 8 – Non-Residential Land Supply

LAND USE TYPE

AREA SUB-TOTAL
(HECTARES)

TOTAL AREA
(HECTARES)

Vacant Commercial
Future Commercial
Tecumseh Rd. Main Street CIP Potential Commercial Infill

106.9
12.2
5.9

125

Vacant Institutional
Future Institutional

10.9
0.7

11.6

Vacant Industrial
Future Industrial

104
86.7

190.7

Non-Classified

50.8

50.8

Note: “Vacant” lands are currently designated.
“Future” lands are proposed to be designated by way of the Tecumseh Hamlet Secondary Plan process.
“Non-Classified” lands are in the Hamlet Development designation but their ultimate land use designation is currently unresolved.

The amount of land for future commercial development appears to be more than adequate over the
projected 20-year planning horizon. This is based on a projected need for 25 hectares of land (1,223
projected employees divided by an average density of 50 persons per acre as used in the County
Foundation Report) and a supply of 125 hectares of land. Additional commentary and analysis in this
regard will be provided in a future Commercial Development Discussion Paper. The supply of Institutional
land is deemed adequate, particularly in light of the fact that this type of use is commonly not predesignated and is sited as need arises later in the planning process. There is an adequate supply of
vacant urban land to accommodate future Institutional uses.
The Employment Lands Discussion Paper prepared by the Town in 2013 identified that an expansion to
the Oldcastle Hamlet Urban Area is justifiable and reasonable in order to provide for additional industrial
employment lands. That Discussion Paper provided, among other things, the rationale supporting the
easterly expansion of the Oldcastle Hamlet settlement area in the new Town Official Plan through the
designation of an additional 57 hectares of industrial land east of the existing urban area boundary,
delineated by Highway 401 to the north, 9th Concession Road to the east and the former CASO railway
Tecumseh New Official Plan Process
Growth Management / Urban Structure Discussion Paper
July 2014

- 17 -

line to the south (see Map 8
below).
The new County
Official Plan includes this
settlement area expansion.
The same Discussion Paper
recommended that the 27
hectares of land situated on
the north side of North Talbot
Road, east of the 8th
Concession
Road
and
designated
Hamlet
Development in the current
Official Plan be placed in an
industrial
employment
designation in the new Town
Official Plan.
With the easterly extension of
the
Oldcastle
Hamlet
settlement area, it is believed
that additional expansions to
the settlement areas are not warranted or justifiable for the projected non-residential development over
the 20-year planning horizon of 2014 to 2034. It is noted that the completion of the Tecumseh Hamlet
Secondary Plan within the Tecumseh Hamlet settlement area will bring a number of land areas into
appropriate non-residential designations thereby supporting their development in a non-residential
manner, subject to all necessary servicing and other matters being adequately addressed.

4.0 LEGISLATIVE AUTHORITY & POLICY FRAMEWORK
The Town’s new Official Plan must be consistent
with both Provincial Policy and County land use
planning policies. The Province and County
provide direction for where the Town must direct
growth. The Town’s new Official Plan will allow
Tecumseh to contribute to the building of a
strong and prosperous Province. It will also
ensure that the Town protects and encourages
the linkage of natural heritage features, protects
agricultural lands for food production, creates
livable neighbourhoods where people can live,
work and play and promotes economic vitality for
the County.

4.1
Provincial
2014

Policy

Statement,

The Provincial Policy Statement, 2014 (PPS)
provides Ontario municipalities with policy
direction and guidance on matters of provincial
interest related to land use planning and
development. Its emphasis of an effective and
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efficient land use planning system serves as a foundation for plans and policies that are developed at a
municipal level for matters of municipal interest.
The PPS promotes the building of strong, sustainable and resilient communities through efficient land use
and development patterns that support strong, livable communities, protect the environment and public
health and safety, and facilitate economic growth.
The PPS directs growth to designated settlement areas and away from natural heritage systems,
agricultural areas and natural hazards. It recognizes that agricultural areas provide important economic
benefits and the wise use and management of this resource over the long term is a key provincial interest.
It recognizes that the wise management of land use change may involve directing, promoting or sustaining
development. Land use must be carefully managed to accommodate appropriate development to meet
the full range of current and future needs, while achieving efficient development patterns and avoiding
significant or sensitive resources. In short, it is essential that all land use be well managed.
The PPS promotes compact form and a structure of nodes and corridors. Transportation and
infrastructure corridors and employment areas are to be planned for and protected for both current and
future use. The PPS promotes the use of public transit and other alternative transportation modes to link
residential, employment and other areas within a settlement. The PPS also promotes healthy, active
communities that provide a range of housing types and densities and a range of publicly accessible built
and natural settings for recreation. A land use pattern, density and mix of uses that minimizes vehicle
trips and supports public transit are also promoted.

4.2

County of Essex Official Plan, 2014

The purpose of the County of Essex Official Plan (County OP)
is to provide a policy framework for managing growth,
protecting resources and providing direction on land use
decisions during the planning period to 2031.
The County OP implements the PPS and allocates growth
projections to each of the lower-tier municipalities. The
policies of the County OP are intended to achieve a number of
goals, including the following:
i)

to protect and enhance natural heritage systems
and to protect prime agricultural areas;

ii)

to direct the majority of growth and investment to
the County’s Primary Settlement Areas which in
Tecumseh comprise the northern settlement area
(former Tecumseh/St. Clair Beach/Tecumseh
Hamlet) and Oldcastle Hamlet, while also allowing
the completion of development within the
Secondary Settlement Areas which, in Tecumseh,
comprise Maidstone Hamlet and the highway
service area northwest of the 401 and County
Road 19 interchanges;

iii)

to create more mix mixed use, compact, pedestrian-oriented development within designated
and fully serviced urban settlement areas; and

iv)

to prohibit urban forms of development outside of designated settlement areas.
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5.0 CONCLUSION
The direction from Provincial and County land use planning policies establish that the Town must direct
growth away from prime agricultural areas and natural heritage systems towards settlement areas using a
structure of centres and corridors. It is therefore important for the Town to manage growth by developing
a future urban structure with a hierarchy of centres and corridors that promotes a compact, transitsupportive, pedestrian-friendly built form while protecting and enhancing environmental and employment
areas over the long-term. Although these broad policy objectives are set by the Province and the County,
it is for the Town to determine how best to shape its future urban structure in a manner that capitalizes on
its assets and promotes its distinctiveness. Accordingly, an urban structure plan should be included in the
Town’s new Official Plan that will form the basis for organizing the community’s physical development
over the 20-year planning horizon.
There is considerable growth projected for the Town over the 20-year planning period of 2014 to 2034. It
is concluded that the Town has an adequate supply of land within its various settlement areas to meet
future development needs well beyond the 20-year planning horizon based on the population, household
and employment projections, inclusive of the addition of approximately 57 hectares to the Oldcastle
Hamlet (in keeping with its designation in the County OP).

____________________________________________________________________________________
How to Provide Input
Send your comments by regular mail, phone, fax, e-mail or by visiting the Town’s website.
By mail:
Att. Growth Management / Urban
Structure Discussion Paper
Town of Tecumseh
Planning Department
917 Lesperance Road
Tecumseh, ON, N8N 1W9
By phone: (519) 735-2184
By fax:

(519) 735-6712

By e-mail: bhillman@tecumseh.ca or cjeffery@tecumseh.ca
Go to:
www.tecumseh.ca/townhall/departmental-services/planning/newofficialplan
to register your comments using the on-line form. Register your contact information at the same time to
receive notification of upcoming consultation events.
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Appendix A
Table A1
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Appendix A
Table A2
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Appendix B – Land Inventory Mapping
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