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TOWN OF TECUMSEH 
NOTICE OF PUBLIC MEETING 

PROPOSED ZONING BY-LAW AMENDMENT 
 
TAKE NOTICE that the Council of the Corporation of the Town of Tecumseh will hold a public 
meeting Tuesday, April 9, 2019 at 6:30 p.m. in the Town Municipal Office at 917 Lesperance Road 
to consider a proposed Zoning By-law amendment pursuant to the provisions of the Planning Act, 
R.S.O. 1990. 
 
The purpose of the proposed amendment is to rezone an approximate 1.18 hectare (2.9 acre) parcel 
of land on the south side of North Talbot Road, approximately 95 metres east of its intersection with 
Walker Road (see Key Map below) from “Neighbourhood Commercial Zone (C2-5)” to a site-specific 
“Business Park Zone (BP)”.  The subject parcel of land is designated “Business Park” in the 
Sandwich South Official Plan.  The rezoning will permit the future development of the lands for a 
range of light industrial and commercial uses, as contemplated and permitted by the “Business Park” 
Official Plan designation.  The current C2-5 zoning only permits a limited number of commercial uses. 
 
Provisional consent for the severance of the subject 1.18 hectare (2.9 acre) property from the existing 
TDL Group (Tim Hortons) commercial landholding which abuts to the immediate west was granted by 
the Committee of Adjustment at its February 11, 2019 meeting (Application B-04/19).  As a condition 
of severance, the proposed Zoning By-law amendment is required. 
   
ANY PERSON may attend the public meeting and/or make written or verbal representation either in 
support of or in opposition to the proposed Zoning By-law amendment. 
 
If a person or public body does not make oral submissions at a public meeting or make written 
submissions to the Corporation of the Town of Tecumseh before the Zoning By-law amendment is 
passed, the person or public body is not entitled to appeal the decision of the Council of the 
Corporation of the Town of Tecumseh to the Local Planning Appeal Tribunal (LPAT). 
 
If a person or public body does not make oral submissions at a public meeting, or make written 
submissions to the Corporation of the Town of Tecumseh before the Zoning By-law amendment is 
passed, the person or public body may not be added as a party to the hearing of an appeal before the 
Local Planning Appeal Tribunal (LPAT) unless, in the opinion of the LPAT, there are reasonable 
grounds to do so. 

 
If you wish to be notified of the 
decision of the Council of the 
Corporation of Town of Tecumseh on 
the proposed Zoning By-law 
amendment, you must make a 
written request to the Corporation of 
the Town of Tecumseh, c/o Laura Moy, 
Clerk, at the mailing address noted 
below. 
 
ADDITIONAL INFORMATION relating 
to this matter is available for review 
during regular office hours at the Town 
Municipal Office on Lesperance Road.  
             
The Public Meeting Agenda regarding 
these applications will be available on 
the Town’s website 
(www.tecumseh.ca/home/agendas) on 
Friday, April 5, 2019. 
 
DATED AT THE TOWN OF 
TECUMSEH THIS 14TH DAY OF 
MARCH, 2019. 
 

             
LAURA MOY, CLERK 
TOWN OF TECUMSEH 
917 LESPERANCE ROAD 
TECUMSEH, ONTARIO 
N8N 1W9 
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From: Rui Matos 

Sent: March 26, 2019 12:09 PM 
To: 'bhillman@tecumseh.ca'; cjeffery@tecumseh.ca; 'edececco@tecumseh.ca' 

Cc: 'gmcnamara@tecumseh.ca'; 'tjobin@tecumseh.ca'; 'Gatti Law Professional Corporation 
(di@argatti.com)'; 'phil@scmail.ca' 

Subject: Zoning By-law Amendment - SCWI Enterprises 

 

To:  Mayor and Members of Council 
 

In relation to File # D19 Matos, please consider the following; 
SCWI Enterprises Inc. is a local company, owned and operated by local residents, Rui Matos and 
Philip Monaco. 
We provide lease hold opportunities for a wide variety of businesses, from light manufacturing 
to service related businesses. 
SCWI owns and operates a portfolio of properties in the Windsor Essex region, an area that is 
experiencing exceptional demand for light industrial space. 
Evidence of such demand is identified in a Windsor Star article dated March 25, 2019,  titled 
“Local economy fueling accelerating population growth”.  
The Honourable Mayor of Tecumseh Mr. Gary McNamara is quoted in the article saying “I 
haven’t seen this level of activity in the area since the early 1980s”,  Mr. Stephen MacKenzie, 
CEO of the Windsor Essex Economic Development Corporation is also quoted as saying “We’re 
running out of industrial vacancies”, and “The vacancy rate for industrial buildings is only 2.6 
per cent. We need more space”. 
In the Town of Tecumseh alone, SCWI now owns seven properties comprising of over fifty two 
thousand square feet of leased space,  and have been actively trying to expand, this is where 
the North Talbot project came to be. 
 
I would like to highlight the last property that we were able to develop in the Town of 
Tecumseh, situated at 2050 Halford Road. 
This property sat vacant for many years generating only a fraction of its revenue potential,  In 
2016 SCWI purchased the lot and immediately undertook its development. 
Today the project stands fully complete and boasts an architecturally pleasant, well maintained 
building, with paved parking lot and landscaped yard (please see attached pic). 
This property is home to seven tenants ranging from an electrical contractor to a service 
provider to the overhead crane industry, and the tax revenue went from $1,932.00 in 2015 to 
$17,870.74 today. 
Indeed the benefits of this property go beyond revenue to the municipality, a vacant lot has 
been cleaned up, jobs have been created, and more people are visiting these now local 
businesses. 
 
Our intent is to develop the North Talbot site in the same manner as the Halford property, and 
therefore arises the need for a By-Law amendment from C2-5 to Business Park Zone. 
It is evident that the demand for the more restrictive commercial zoning (C2-5) has not 
materialized over the nineteen years that it has been in place, and to that the current owner 
has decided in the sale of the property to SCWI Enterprises Inc. 
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In support of report number PBS-2019-05, that has already been presented to council, please 
consider our intentions in relation to; 

- Provincial Policy Statement, The site will most efficiently use land resources and 
infrastructure, since multiple businesses will reside on one property. The type of 
businesses that typically occupy our plaza style light industrial shops are generally 
smaller service type operations that tend to the needs of already established larger 
operations or residences,  In turn these multiple businesses add to a diverse economic 
base and create additional local employment opportunities. Finally our sites offer 
flexibility to a changing economic environment, it is much more efficient for a start up to 
rent a small shop or for an established business to add a product line in a rental shop 
than it is in a standalone facility.  

- In regards to natural heritage we have retained the services of  Goodban Ecological 
Consulting Inc. to prepare a Stage 1 (Information Request) Species at Risk (SAR) 
Screening request. The report notes that there is no evidence of plant or wildlife species 
at risk, and states that it is highly unlikely that any of these SAR occur in this area (please 
see attached doc). 

- County of Essex Official Plan, Again this development emphasises job creation and local 
employment. People want to work as close as possible to where they live,  this is 
certainly evident throughout all of our properties and in our organization as well. Head 
office for SCWI is located at 5255 Brendan Lane in Oldcastle, and many of our 
employees live close by. Cost effective development again comes into effect with 
multiple businesses using one site. 

- Sandwich South Official Plan, The uses contemplated by the proposed Zoning By-Law 
amendment application conform to the goals of the Sandwich South Official Plan in that 
it does 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.  

- Sandwich South Zoning By-Law, As already stated, in nineteen years of the current 
zoning (C2-5) there has been no additional demand on this site, therefore we are 
proposing to amend the current zoning to Business Park. To be clear we are not 
opposed to commercial development on this site, given feedback from the markets 
however, we do see a greater demand for light industrial space. Indeed our end goal is 
to operate properties that are fully rented and economically viable, vacant properties do 
not represent a healthy community. 

- Zoning By-Law Amendment Procedures in the Official Plan, Our proposal fully complies 
with required procedures, and confirms that there is a need for additional land to 
accommodate light industrial uses. 

- Site Suitability in the Official Plan, Our proposal fully complies. 
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In conclusion we hope that council sides with us in the belief that this development meets the 
requirements set out for the best planning practices, and will be a net benefit to this 
community. 
Should this By-law amendment receive approval, we will commence with the project 
immediately. 
Sincerely yours………. 
 

Rui Matos Associate/Principal 

Signature Contractors Windsor Inc. 
Office  519-972-6472 
Fax  519-737-0548 
Cell 519-566-3831 
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Background 
 
Goodban Ecological Consulting Inc. (GEC) was retained by SCWI Enterprises Inc. to prepare a 
Stage 1 (Information Request) Species at Risk (SAR) Screening request for a proposed 
industrial commercial development in the Town of Tecumseh. 
 
The site is located at 2570 North Talbot Road, in the southeast quadrant of the intersection of 
North Talbot Road and Walker Road (see Figures 1 and 5). 
 
Proponent Information 
 
SCWI Enterprises Inc. 
5255 Brendan Lane 
Oldcastle, ON 
N0R 1L0 
 
Main contact:  Mr. Rui Matos 
Email:  rui@scmail.ca 
Phone:  (519) 972-6472 
Cell:  (519) 566-3831 
 
Brief Description of Proposed Development 
 
The property is located 2570 North Talbot Road (severed parcel fronting on North Talbot Road 
only).  Refer to Figures 1 and 5, and Attachment A. 
 
The property is currently owned by TDL Group Ltd. (Tim Horton's) but the severed parcel is to 
be purchased by SCWI Enterprises Inc. 
 
The proposal is to construct two industrial commercial buildings for the purpose of expanding 
the existing facility located at 5255 Brendan Lane (abutting property).  See Attachment C (Site 
Plan).  Development is proposed to commence immediately upon obtaining all required 
approvals. 
 
Essex Region Conservation Authority (ERCA) has reviewed the proposal and stated they have 
no objection to the application (see Attachment C, page 4). 
 
The proposed Severance has been approved by the Town of Tecumseh Committee of 
Adjustment (see Attachment D). 
 
Site History 
 
Figures 2 to 5 provide a series of historical and current aerial photographs dated between 2000 
and 2017. 
 
Figure 2 shows site conditions in 2000.  The Tim Horton's restaurant had not been built and the 
site was in agricultural use.  The surrounding properties had largely been developed for 
industrial and commercial uses. 
 
Figure 3 shows site conditions in 2004.  The Tim Horton's restaurant had been constructed and 
the rest of the parcel appears in a disturbed state. 
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Figure 4 shows site conditions in 2010.  Areas north and south of the Tim Horton's parking lot 
had been converted to manicured lawns and the remainder of the parcel was left vacant.  Grade 
changes due to previous construction resulted in some water ponding seasonally in this area.  
Some Eastern Cottonwood (Populus deltoides) is well established.  European Common Reed 
(Phragmites australis ssp. australis +) is becoming established in the lower-lying areas. 
 
Figure 5 shows site conditions in 2017.  The area immediately east of Tim Horton's includes a 
strip of grass that is periodically mown.  The Eastern Cottonwood regeneration is evident on the 
photo, as are large patches of European Common Reed (+). 
 
Site Overview 
 
An initial site visit was completed by GEC on March 11, 2019.  There was no snow on the 
ground at the time of the field reconnaissance.  Attachment E provides a series of 
representative site photographs. 
 
In the site description below, non-native plant species as denoted with a plus sign in 
parentheses "(+)".  Representative site photographs are provided in Attachment E and photo 
locations are shown on Figure 5. 
 
The subject property is approximately 1.18 ha (2.9 ha) in size.  The site is vacant but it is 
completely surrounded by commercial (e.g. Tim Horton's, Esso) and industrial uses (e.g. Essex 
Metals, Signature Construction, Dimanti Stone Works, Petretta Construction, Sterling Motor 
Technology). 
 
Attachment E: Photos 1 to 4 shows a panorama that covers most of the site. 
 
As described above, the entire site was in agricultural use circa 2000 while the surroundings 
had already been developed for industrial and commercial uses.  The construction of the Tim 
Horton's restaurant circa 2003-2004 disturbed the entire site.  Grade changes have affected 
drainage and there is some seasonal pooling of very shallow water (see Attachment E: Photo 
6). 
 
The site vegetation comprises old field along the west side, next to Tim Horton's (see 
Attachment E: Photos 3-5 and 7.  The remainder of the site comprises very young suckering 
growth of Eastern Cottonwood (Populus deltoides) and large patches of the invasive European 
Common Reed (Phragmites australis ssp. australis +) are now well established.  The Eastern 
Cottonwood likely seeded in from scattered trees on the periphery of the site and then this 
species spread vegetatively, forming extensive clones that have suckered up (see Attachment 
E: Photos 1 to 6, 11).  The European Common Reed (+) is rapidly spreading and it is 
anticipated that this species would eventually dominate most of the site except for shaded areas 
under the Eastern Cottonwoods (see Attachment E: Photos 7 to 10, 12 and 13). 
 
Plant species diversity appears to be quite low and the vegetation is dominated by pioneering 
species that are tolerant of site disturbance (e.g. Eastern Cottonwood, European Common 
Reed +). 
 
No Species at Risk (SAR) were observed during the March 11, 2019 site visit by GEC.  No SAR 
woody plant species were observed. 
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NHIC Database Search 
 
The site falls within two 1 km x 1 km squares 17LG3878 and 17LG3877.  No records of SAR 
were listed in the NHIC database for these two 1 km squares.   
 
Closing 
 
No plant or wildlife species at risk were observed during the March 11, 2019 site 
reconnaissance. 
 
Considering the highly disturbed nature of the subject property and surrounding lands, it is 
highly unlikely that any of these SAR occur in this area.  The property was a remnant 
agricultural field in 2000, when the surrounding area was already developed for industrial and 
commercial uses.  The entire site was disturbed during the construction of Tim Horton's circa 
2003-2004 (see Figure 2).  Now the site is being colonized by pioneering species, including the 
invasive European Common Reed (+). 
 
We look forward to MNRF's response to our request for a Stage 1 (Information Request) 
Species at Risk Screening.  Please let me know if you have any questions or require further 
information. 
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FOOD- FRIENDS OF OLDCASTLE DEVELOPMENT – PROPONENTS OF SMART GROWTH 

 

 
April 1, 2019 
 
File # D19 MATOS                                                    Report Number: PBS -2019 
 
 
To:   Mayor and Members of Council                           
 
   I am writing to object to the zoning By-Law Amendment, South Side of North Talbot Road, and 
SCWI Enterprises. 

FOOD is dedicated to promoting a “built form plan” for the Oldcastle Hamlet 
that is “well-designed” and encourages a sense of place that provides for public 
spaces that are of high quality, safe, accessible, attractive and vibrant.” It is 
our goal to preserve our preferred quality of life in such a way that today’s 
planning decisions will sustain a healthy, vibrant balanced community for 
future generations. 
 
 Reasons for Objection: 

A) Premature of a Secondary Plan:                               
 The amendment is premature of a “secondary plan” or more “detailed plan” for the primary 
settlement of Oldcastle.  

   [1]        On March 28th, 2017, Mr. Burford and I presented the history of the industrial growth and 
development of the Oldcastle Hamlet.  We explained how and why Oldcastle, an agricultural hub, 
proceeded to develop with a focus on industrial growth with limited residential development, all on 
septic systems. With zero lands designated for residential development and the implementation of a 
sanitary sewer system and a continued focus on industrial growth only, we had major concerns of 
future community sustainability.  At this meeting, we requested a secondary plan or more detailed 
plan for Oldcastle, similar to the plan and the process used for the hamlets of Maidstone and 
Tecumseh. We made clear our strategic priority for smart growth was to make the Hamlet of 
Oldcastle an even better place to live, work and invest through a shared vision for the residents and 
newcomers to create a strong and stable neighbourhood in which to live. 
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[2]          The Town motioned and carried that our requests be referred to Administration for a report 
and recommendation and that the next steps would be to establish a process. Minutes of Regular Meeting of 
Council March 28, 2017 This was on council’s unfinished business list until recently.               

[3]          Without a secondary plan or more detailed plan for Oldcastle which would designate specific 
lands for residential use, there is no way to conclusively project sufficient neighbourhood commercial 
zoned land for future availability, in the long term, to meet the daily needs of the surrounding 
community.    

 
[4]          Official plans have policies that determine the amount of parkland in a community,                 
(4 hectares of parkland for every 1,000 population).  With the Provincial Policy Statement referring 
frequently to building “Healthy Communities” by promoting active transportation and therefore 
encouraging planners to include neighbourhood commercial zones in their residential developments, 
it would be logical to assume that there should be in existence, guidelines for a ratio of 
neighbourhood commercial zone to persons. The goal would be, to design a compact community 
where people live, work, play and shop within a distance accessible by walking, biking and other 
forms of active transportation. 
 
[5]        “Schedule “A-3” Maidstone Hamlet Urban Area Land Use Plan” secondary plan identifies 
within and near the residential component, lands for Neighbourhood Commercial use.                
“Schedule “A-2” Oldcastle Hamlet Urban Area Land Use Plans” displays zero “Neighbourhood 
Commercial” land designated. “Schedule “A” Township of Sandwich South” indicates only two 
neighbourhood commercial zones to serve the large business park community and the future 
residential component. 
 
Summary: 
  [6]       It is my fear that the “Piece Meal” approach of applying Zoning Amendments to the existing 
Official Plan instead of formulating a comprehensive “Secondary Plan” will not be conducive to 
designing a healthy, balanced, sustainable, Oldcastle community in the long term.   
 
[7]          I feel a commercial developer might be more inclined to develop this property with a 
permitted neighbourhood commercial use if a more detailed plan with lands designated for future 
residential use were indicated. 
 Therefore the zoning amendment from “Neighbourhood Commercial Zone (C2-5)” to a “Business 
Park Zone (BP) should not be approved. 
 
B) Provincial Policy Statement 

 
 ZBA is not consistent with the Provincial Policy Statement, 2014 
 

[8]          The report from planning services does not take into account relevant policies in the PPS, 
particularly those relating to healthy, liveable and safe communities. Oldcastle is a primary settlement 
and an old established community, as confirmed in the decision of the board delivered by S. Jacobs, 
January 17, 2018.  “The PPS recognizes “community” as an important concept, and the theme of 
healthy, liveable, and resilient communities runs throughout the document. Policy 1.0 speaks to the 
general goal of “promoting strong, liveable, healthy and resilient communities, protecting the 
environment and public health and safety, and facilitating economic growth.” 
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[9]     The following are relevant excerpts from the PPS  
1.1 managing and Directing Land Use to Achieve Efficient and Resilient Development and 
Land Use Patterns     
    1.1.2    Sufficient land shall be made available to accommodate an appropriate range and mix of 
land uses to meet projected need for a time horizon of up to 20 years.  However, where an alternate 
time period has been established for specific areas of the Province as a result of a provincial planning 
exercise or a provincial plan, that time frame may be used for municipalities within the area. 
    1.1.3 Settlement Areas    
The vitality of settlement areas is critical to the long-term economic prosperity of our communities.  
Development pressures and land use change will vary across Ontario.  It is in the interest of all 
communities to use land and resources wisely, to promote efficient development patterns, protect 
resources, promote green spaces, ensure effective use of infrastructure and public service facilities 
and minimize unnecessary public expenditures. 
1.1.3.1   Settlement areas shall be the focus of growth and development, and their vitality and 
regeneration shall be promoted. 
1.1.3.2 Land use patterns within settlement areas shall be based on: 
            4.  Support active transportation 
 
 1.3 Employment  
1.3.1    Planning authorities shall promote economic development and competitiveness by:   
            c) encouraging compact, mixed –use development that incorporates compatible employment 
uses to support liveable and resilient communities;  
 
1.6.7   Transportation Systems     
1.6.7.4   A land use pattern, density and mix of uses should be promoted that minimize the length and 
number of vehicle trips and support current and future use of transit and active transportation.          
 
1.7    Long-Term Economic Prosperity 
 
1.7.1   g) providing opportunities for sustainable tourism development; 
            
Summary: 
[9]    The subject property is located next to an established thriving neighbourhood commercial 
business (Tim Horton’s) one of the busiest franchise in Essex County. The largest component of 
Oldcastle in the OP is zoned BP (M1) light industry with a very small land area zoned for 
neighbourhood commercial. It is my opinion that by not maintaining or establishing neighbourhood 
commercial zones, in Oldcastle, sufficient land is not being made available to maximize the range of 
mix land use and provide a greater diversity in employment opportunities to help support a liveable 
and resilient community. 
 
[10]    A significant thread running through the PPS is designing “Healthy Communities.”  One of the 
keys in encouraging active transportation is locating neighbourhood commercial zones within or near 
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the residential component.  These small businesses that cater to the daily needs of the people in the 
community encourage local citizens to walk or bike, reducing the number of short car trips, promoting 
a more active life style, reducing the carbon foot print and  therefore building a healthier community. 
 
[11]    Foot traffic in Oldcastle, coming and going to Tim Horton’s, is very evident.  What isn’t shown 
on the Town’s Map Schedules is the well worn path through the subject’s property made by those 
walking or riding along the Greenway and the workers crossing over from industries on Brendan 
Lane. Proof, people in the area would rather walk to a nearby establishment then hop in their car to 
make their way through heavy traffic to the Walker Rd. commercial area. This short cut also makes it 
safer for the pedestrian who otherwise would have to follow a longer and more vehicle congested 
route along North Talbot. 
 
[12]    Living in Oldcastle and area, you can walk to the Ciociaro Club, Tim Horton’s, Fire Hall & 
Cultural Centre all by accessing the Greenway. I believe a wiser use of this land would be to leave it 
available as a neighbourhood commercial zone to promote active transportation for the future 
projected increase of population.  (Which cannot be projected since land has yet to be designated for 
residential development?)  
 
[13]    On the rise in all areas of Essex County is the biking tourist industry.  The Oldcastle Hamlet, 
the start of the Greenway, the Ciociaro Club bike track, and CWAT roads are assets of our 
community that will contribute to the bright future of this growing industry.  From Oldcastle, one can 
bike safely along trails to Windsor, LaSalle, McGregor, Amhestburg, Boblo Island, Harrow, Essex, 
Kingsville and Leamington with winery stops on the way. The subject property located close to the 
Greenway and accessible, either through the business park or the North Talbot Rd. bike lane, has the 
future potential to participate in this growing tourist industry and contribute to the viability of the 
Oldcastle Hamlet by remaining as a neighbourhood commercial zone.   
 
[14]   From my perspective, Report PBS-2019-05 fails to consider the community as a whole and 
does not address the long term issues of creating a “healthy, strong, viable, sustainable balanced 
community for future generations. 
 
C) County of Essex Official Plan - Goals & General Policies 
 
1.5 Goals For A healthy County 
 
The long-term prosperity and social well-being of the County depends on maintaining strong, 
sustainable and resilient communities, a clean and healthy environment and a strong economy.  To 
this end, the policies of the Plan have been developed to achieve the following goals for a healthy 
County of Essex: 
e) To create more mixed use, compact, pedestrian-oriented development within designated and fully 
serviced urban settlement areas. 
h) To create and maintain an improved balance between residential and employment growth in each 
of the Primary Settlement Areas, as detailed in Section 3.2 of this Plan, by increasing employment 
opportunities closer to where people live. 
3.2.6 General Settlement Area Policies 
 The following policies apply to all “Settlement Areas” identified on Schedule “A1 of this Plan: 
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a)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 and for an appropriate range and mix of housing, to accommodate 
growth projected for a time horizon up to 20 years.  Residential growth projection for local 
municipalities is to be in accordance with the population projections contained within this Plan. 

 
  g) It is the policy of this County Official Plan to ensure long term economic prosperity by 
encouraging local Official Plans to: 
 
ii) Provide a supply of land to meet long term requirements.  
  
Summary:  
 [15]   The county OP adopted and approved in 2014 reflects the goals of the PPS regarding healthy, 
sustainable, and resilient communities. These goals therefore apply to the Oldcastle Hamlet a primary 
settlement.  
 
[16]   Planning report pertaining to the property in question, does not take into consideration the 
residential growth of the Hamlet but rather bases it prediction of future development solely on past 
growth patterns which is not an accurate assessment in light of the recent OMB ruling that clearly 
identifies Oldcastle as a community and primary settlement. Amending the zoning of this property 
would further reduce the existing small land inventory of neighbourhood commercial creating a future 
imbalance as well as failing to build a compact, pedestrian-oriented settlement. 
 
[17]   Land designated “Business Park” may permit a range of light industry and commercial 
development but Oldcastle’s land use is predominately light industry with some commercial which in 
most part serves the industrial community. Therefore in order to meet the requirements of a fully 
serviced urban settlement area as well as diversify employment opportunities more neighbourhood 
commercial zone land may be needed than less.  
 
[18]    While we recognize that the County OP is the current official planning guidelines, our group 
and the SS Historical Society feel that it does not currently reflect our identity or promote balanced 
growth in the “Primary Settlement” of Oldcastle. 
 
D) Sandwich South Official Plan 
 
3.5 Neighbourhood Commercial 
 
3.5.1 Goals 
The following goal is established for the Neighbourhood Commercial area; 

i) To ensure that the local retail and service commercial needs of the residents of the 
township are met at locations which are convenient and possess the necessary location 
characteristics for such uses, without adversely impacting the surrounding residential 
neighbourhood they are intended to serve. 

3.5.2 Policies 
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i) the uses permitted shall be limited to those commercial uses which provide for the sale of goods 
and services to meet the daily needs of the surrounding community in foods, drugs, sundries and 
personal services and may also include eating establishments, video rental establishments, 
offices, financial institutions, laundry and dry cleaning establishments, gas bars, service stations 
and other similar uses 
 

Summary:  
The subject property is located a short distance from the Greenway and next to an existing 
commercial facility that experiences a high volume of both vehicle and foot traffic.  It is convenient 
for the working, residential and tourist communities and has the potential of promoting active 
transportation not only within the community but the larger area serviced by the Greenway.  It is 
accessible to the walking community from the Greenway through the business park off of Brendon 
Lane and to vehicle traffic from North Talbot Road. As the residential component of Oldcastle 
grows along with the continued growth of bicycling on county trails, the future use of this lot for 
neighbourhood commercial will be an asset to the Hamlet. 
 
Zoning By-law Amendment Procedures in the Official Plan    
 
i)“ The applicant has advised that it is in the process of retaining a qualified biologist to 
complete a field assessment/screening on the lands to ensure that the proposed 
development of the property will not contravene the Endangered Species Act, 2007” 
Recently a mature tree lot on North Talbot was cut down to build two new industrial facilities.  It is 
not clear to the residents if the proper permits to remove the woodlot were in place.  As a fall out 
from this experience, we have some concerns about a natural inventory being conducted by the 
owner. 
 
iii) The adequacy of the road system to accommodate the projected traffic volume 
increases. 

The location of the access driveways onto North Talbot Rd. next to an extremely busy Tim 
Horton’s driveway, particularly during early morning hours, afternoons and quitting time, will 
challenge the safety of pedestrians and the biking public. 

     iv) the compatibility of the proposed use with existing and potential future uses in the                                               
surrounding area; 
           Without a more detailed plan for Oldcastle and consideration given to the residential 
component of Oldcastle the potential future use of the surrounding area cannot be determined. 
   

v) The need for the additional land to accommodate the proposed use/facilities. 
            Given the steady and growing demand for industrial land in the Oldcastle area and                                       
the current limited vacant, fully-serviced industrial land supply, there appears to be a                 
need for additional land to accommodate light industrial uses as contemplated by the           
applicant.  In addition, the current ‘Business Park” land use designation in the Official Plan fully 
contemplates the uses proposed on the subject property. 
Within the current “Business Park” designation between the 8th Concession Road, King’s Hwy No, 401 
and County Rd. 46, is the Santarossa Business Park (approved in 1987) an approximately 50 acre 
parcel of land, serviced and not yet developed.  There is approximately 200 acres in holding for future 
employment lands and due to its location along 401 most likely will have a future designation use as 
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“BP.” There are vacant properties within the BP designation and fragmented building lots that could 
accommodate a singular light industry build.  
Zero lands have been designated for future “Neighbourhood Commercial” use and the existing lands 
with this designation are minimal within the Oldcastle Settlement. 
 
Summary 
The proposed zoning by-law is premature of a more detailed plan (Secondary Plan) for Oldcastle 
initiated by the citizens of Oldcastle in 2017 for the purpose of ensuring that their community in which 
they live grows within a “Smart Growth Plan.”   
At the present, Oldcastle, a primary settlement, is not being built according to that component of the 
PPS that speaks to designing a Healthy, Vibrant, Balanced, and Sustainable Community. 
While the “Business Park” has flourished, the residential component under the current septic system of 
waste removal has not.  With the arrival of sanitary sewers, which were unobtainable in the past, it is 
anticipated that a residential component of our hamlet will flourish creating a more balanced sustainable 
Oldcastle Hamlet, a sense of place, where we can live, work, play, shop and worship, a place that 
maintains and enhances the quality of life, in which we have been blessed with now and for future 
generations. 
The proposed zoning by-law amendment is not in keeping with that part of the Provincial Policy 
Statement, county of Essex Official Plan and the Sandwich South Official Plan that advocates the 
building of Healthy, Viable, Balanced, and Sustainable Communities now and into the future.  It follows 
that an increase in population along with our working community there will be a future need as seen by 
the advocates of “Smart Growth”, connective streets and active transportation, for “Neighbourhood 
Commercial Zones.” 
Without a detailed plan for Oldcastle it is impossible to determine the settlements needs for a “Healthy, 
Strong, Viable, Balanced, and Sustainable Community. 
It is my hope that in this situation, the importance of building a sustainable community within the 
Municipality of Tecumseh, in the long term, will outweigh the arguments that are mainly industrial 
commerce driven with short term gains and therefore I object to amending the from ‘Neighbourhood” 
to “Business Park.” 
The Municipality of Tecumseh is only as strong as the communities located within.  
 
Sincerely, 
Judy Wellwood-Robson 
(An advocate for the “Smart Growth of Oldcastle”) 
 
 
 
Attachments 
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Council Report-Master (Rev 2018-08-23) 

The Corporation of the 
Town of Tecumseh 

Planning & Building Services 

To: Mayor and Members of Council 

From: Chad Jeffery, Manager Planning Services 

Date to Council: March 12, 2019 

Report Number: PBS-2019-05 

Subject: Zoning By-law Amendment 

South Side of North Talbot Road 
SCWI Enterprises 
Condition of Consent Application (B-04/19)  
OUR FILE:  D19 MATOS 

Recommendations 

It is recommended: 

1. That the scheduling of a public meeting, to be held on Tuesday, April 9, 2019, at 6:00 
p.m., in accordance with The Planning Act, for the application submitted by SCWI 
Enterprises Inc., to amend Sandwich South Zoning By-law 85-18 to rezone a 1.18 
hectare (2.9 acre) property situated on the south side of North Talbot Road, 
approximately 95 metres east of its intersection with Walker Road, from 
“Neighbourhood Commercial Zone (C2-5)” to a site-specific “Business Park Zone (BP)” 
in order to permit the future development of the lands for a range of light industrial and 
commercial uses, in order to satisfy Condition No. 8 of severance application B-04/19, 
be authorized. 

Background 

Severance application B-04/19 was granted provisional consent by the Committee of 
Adjustment at its February 11, 2019 meeting.  The purpose of the application was to sever a 
vacant 1.18 hectare (2.9 acre) area of land from the commercial developed land located at the 
south-east corner of the Walker Road/North Talbot Road intersection.  The remnant, and 
partially developed, 1.01 hectare (2.5 acre) parcel contains a Tim Hortons restaurant (see 
Attachment 1).  SCWI Enterprises Inc. (“the applicant”) has entered into an agreement to 
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purchase the proposed severed lands from the TDL Group.  The proposed new lot, which over 
time has partially naturalized, would front on the south side of North Talbot Road. 

The Committee determined that the application conformed to the Land Division Policies for 
those lands designated “Business Park” in the Sandwich South Official Plan.  In addition to 
standard conditions, the consent was granted subject to the passing of a zoning by-law 
amendment on the proposed severed 1.18 hectare (2.9 acre) vacant parcel that would have 
the effect of rezoning the lands from “Neighbourhood Commercial Zone (C2-5)” to an 
appropriate site-specific “Business Park Zone (BP)” in order to permit the proposed future 
development of the land for light industrial purposes. 

Based on the foregoing, an application to amend the Sandwich South Zoning By-law 85-18 
has been filed as it relates to the rezoning of the proposed severed parcel. 

Comments 

Provincial Policy Statement 

The Planning Act establishes that Council, when making decisions that affect a planning 
matter, “shall be consistent with” the 2014 Provincial Policy Statement (“PPS”) issued under 
The Planning Act.  

The following are the relevant excerpts from the PPS: 

“1.1 MANAGING AND DIRECTING LAND USE TO ACHIEVE EFFICIENT 
AND RESILIENT DEVELOPMENT AND LAND USE PATTERNS 

1.1.3 Settlement Areas 

1.1.3.1.1 Settlement areas shall be the focus of growth and their 
vitality and regeneration shall be promoted. 

1.1.3.1.2 Land use patterns within settlement areas shall be based on: 

a) Densities and a mix of land uses which: 

1. Efficiently use land and resources; 

2. Are appropriate for, and efficiently use, the 
infrastructure and public service facilities which 
are planned or available, and avoid the need 
for their unjustified and/or uneconomical 
expansion; 
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b) A range of uses and opportunities for intensification 
and redevelopment in accordance with the criteria in 
policy 1.1.3.3, where this can be accommodated. 

1.3  Employment  

1.3.1  Planning authorities shall promote economic development 
and competitiveness by:  

a) providing for an appropriate mix and range of 
employment 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;  

… 

d) ensuring the necessary infrastructure is provided to 
support current and projected needs.  

2.1 Natural Heritage 

2.1.7  Development and site alteration shall not be permitted in 
habitat of endangered species and threatened species, 
except in accordance with provincial and federal 
requirements.” 

In summary, the PPS contemplates the types of uses being proposed within identified urban 
areas, particularly those areas identified for employment land purposes, subject to establishing 
the suitability of the proposed uses for the area.  The subject property is designated Business 
Park in the Official Plan.  It is proposed to be rezoned from a more restrictive commercial 
zoning to a broader “Business Park” zone that permits both light industrial and commercial 
uses, consistent with the Official Plan.  With respect to potential endangered and/or threatened 
species which may be present due to the exiting naturalized areas on a portion of the property, 
the applicant has advised that it is in the process of retaining a qualified biologist to complete a 
field assessment/screening on the lands to ensure that the proposed development of the 
property will not contravene the Endangered Species Act, 2007 (ESA 2007).  
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County of Essex Official Plan 

The subject lands are within an identified Primary Settlement Area of the County Official Plan.   
The goals and policies of the County of Essex Official Plan are very similar in nature to those 
found in the PPS insofar as they encourage a range of urban development within identified 
settlement areas, such as the Oldcastle Hamlet within the Town of Tecumseh.  The one 
exception is that the County Official Plan contains some specific language as it pertains to 
Oldcastle. 

The following are the relevant excerpts from the County Official Plan: 

“3.2.2 Goals 

The following goals are established for those lands designated as settlement 
areas on Schedule “A1”:  

a)  Support and promote public and private re-investment in the Primary 
Settlement Areas; 

 … 

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

3.2.4  Primary Settlement Areas 

i)  Oldcastle Hamlet (Town of Tecumseh)  

Oldcastle Hamlet has historically been the focus of manufacturing due in 
part to its proximity to the City of Windsor. The recent investment in 
sanitary services and the existing forms of development make it an ideal 
location to focus employment growth subject to the following policies:  

i) Oldcastle Hamlet shall be primarily developed with employment 
uses, while recognizing that limited opportunities may exist to 
expand upon the few existing residential clusters that are situated 
in the area. The local Official Plan will more specifically designate 
the lands in appropriate land use designations. 

ii) A mixture of lot sizes shall be provided, including large lots that 
would be suitable to employment uses that may not be 
appropriately located within other nearby Primary Settlement Areas 
due to their size or impacts.  

iii) The local Official Plan shall contain policies to ensure orderly and 
appropriate development.  
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iv) All new development shall be on full municipal sewage services 
and municipal water services. 

v) Cost effective development patterns and those which reduce 
servicing costs are encouraged. Land use patterns which may 
cause environmental, heritage preservation or public health and 
safety concerns shall be avoided.  

3.2.4.1 Policies 

The following policies apply to Primary Settlement Areas:  

a) Primary Settlement Areas shall be the focus of growth and public/private 
investment in each municipality; 

… 

d) All new development within Primary Settlement Areas shall only occur on 
full municipal water services and municipal sewage services, unless there 
are interim servicing policies in the local Official Plan that are in effect at 
the time of approval of this Plan. 

  

h) All types of land use are permitted within the “Settlement Areas” 
designation subject to the specific land use policies of the local Official 
Plans.” 

In accordance with the aforementioned goals and policies, the proposed development 
conforms to the County of Essex Official Plan. 

Sandwich South Official Plan 

As previously noted, the subject property is designated “Business Park” on Schedule “A-2” of 
the Sandwich South Official Plan (see Attachment 2).  The policies for the Business Park 
designation encourage a variety of light industrial uses including manufacturing, assembling, 
processing, fabricating and warehousing uses that can be appropriately integrated with the 
existing and proposed development pattern. In addition, a range of commercial uses are 
permitted, including: wholesale establishments, offices, financial institutions, retail convenience 
stores, retail warehousing and auto sales and service establishments. 

Section 3.7 of the Official Plan contains the goals and policies for lands designated Business 
Park.  The following excerpts of the Official Plan are relevant to this application: 

“3.7.1 Goals 

The following goals are established for the Business Park area: 
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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. 

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.)” 

The uses contemplated by the proposed Zoning By-law Amendment application conform to the 
Sandwich South Official Plan. 

Sandwich South Zoning By-law 

The subject property is currently zoned “Neighbourhood Commercial Zone (C2-5)” on 
Schedule “A”, Map 10 of Sandwich South Zoning By-law 85-18 (see Attachment 3).  The C2-5 
zone permits a range of commercial/retail uses including banks, restaurants, general and 
professional offices, retail stores, personal service shops, service shops and gas bars.  

This zoning was put into effect in 2000 at the request of the owner at that time.  It was believed 
at that time that the full commercial development of the entire site was achievable.  Since that 
time and notwithstanding marketing of the site, there has not been a demonstrated need for 
the scale and range of commercial uses contemplated at this location.  Although a Tim Hortons 
restaurant did ultimately locate on the proposed retained portion of the C2-5 zone, the only 
other commercial proposal that came forward to the Town for consideration was for a gas bar 
to its immediate north.  However, to date the gas bar has never proceeded to construction, 
although this 0.4 hectare (1 acre) area of land will remain exclusively for future commercial 
development on the proposed retained lands, even if this current proposal for the proposed 
severed land proceeds. 

In summary, the existing owner has resolved that the commercial development of the 
proposed severed land is unlikely, with a much higher prospect that it will develop industrially.  
This appears to be a reasonable assumption based on the experience to date. 

The applicant is proposing light industrial uses for the proposed severed lands.  Accordingly, 
an amendment to the Zoning By-law is required to place the lands into an appropriate site-
specific “Business Park Zone (BP)”.  The proposed BP defined area zoning would allow a 
range of light industrial and commercial uses including the commercial uses currently 
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permitted by the C2-5 zone.  Accordingly, if the applicant’s current industrial proposal does not 
proceed as anticipated, the severed lands could develop for a range of alternative uses.  The 
proposed BP defined area would also address site-specific zone provisions pertaining to 
minimum yard requirements and minimum lot area. 

Zoning By-law Amendment Procedures in the Official Plan 

Section 6.17, Amendment Procedures, of the Sandwich South Official Plan establishes that 
due regard shall be given to the following matters when contemplating a Zoning By-law 
Amendment: 

i) the physical suitability of the land to be used for the proposed use; 

The subject property is relatively flat and there are no identifiable physical barriers to 
development.  From a “physical suitability” perspective the lands can accommodate the 
proposed uses.   

However, based on 2017 aerial photography, it appears that a small naturalized area 
exists on the proposed severed site.  The Essex Region Conservation Authority (ERCA) 
recommended to the applicant that a field assessment/screening on these lands be 
completed to ensure that the proposed development of the property will not contravene 
the Endangered Species Act, 2007 (ESA 2007).   These comments were provided to 
the applicant during the Committee of Adjustment approval process.  ERCA had 
advised that it had no objection with the proposed consent application. As noted above, 
the applicant has advised that it is in the process of retaining a qualified biologist to 
complete a field assessment/screening on the lands to ensure that the proposed 
development of the property will not contravene the Endangered Species Act, 2007 
(ESA 2007).  

ii) the adequacy of all required services;  

The subject property will be serviced by municipal water, municipal sanitary sewers and 
municipal storm sewers/drains.   

Public Works and Environmental Services has confirmed that adequate municipal 
services are available to support the proposed industrial development, subject to the 
finalization of engineering design details as part of the site plan control agreement that 
will be required between the owner and the Town. 

iii) the adequacy of the road system to accommodate the projected traffic volume 
increases; 

The proposed industrial lot will be serviced with a new access drive from North Talbot 
Road.  Administration has no concerns regarding the projected traffic generation of the 
future industrial use and its effect on the operation of North Talbot Road.  The proposed 
development is consistent with development that has occurred along the balance of 
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North Talbot Road.  Special regard will be given to the location of access driveways 
during the site plan control process. 

iv) the compatibility of the proposed use with existing and potential future uses in the 
surrounding area; 

The broader area in the vicinity of the subject lands are characterized by industrial uses, 
however, there a few commercial uses also existing in the vicinity of Walker Road (see 
Attachment 4).  More specifically, industrial uses are located to the east and south.  To 
the west of the subject property, on the proposed retained lot, is the Tim Hortons 
restaurant and a vacant area identified in an existing site plan for a future gas bar.  
South of the Tim Hortons property is a gas bar/convenience store.  Another gas 
bar/convenience store is located on the northwest corner of the Walker Road/North 
Talbot Road intersection.  The balance of the lands on the west side of Walker Road, in 
the vicinity of the subject property, are industrial in nature with the exception of a 
restaurant that is located on the northwest corner of the Walker Road/Olympia Drive 
intersection.   A wholesale establishment, which is a combination of commercial and 
warehousing uses, is located to the north, across North Talbot Road.  Light industrial 
uses on the subject property will represent a logical continuation and completion of the 
existing industrial development abutting to the east and south.  Site plan control will be 
used to address any potential compatibility issues that might arise as a result of future 
industrial uses adjacent to the aforementioned Tim Hortons restaurant and gas 
bar/convenience store. 

v) the need for the additional land to accommodate the proposed use/facilities. 

Given the steady and growing demand for industrial land in the Oldcastle area and the 
current limited vacant, fully-serviced industrial land supply, there appears to be a need 
for additional land to accommodate light industrial uses as contemplated by the 
applicant.  In addition, the current “Business Park” land use designation in the Official 
Plan fully contemplates the uses proposed on the subject property. 

Site Suitability in the Official Plan 

In addition to the foregoing criteria set out in Section 6.17, Section 2.2, Site Suitability, of the 
Official Plan establishes that prior to the approval of any development or amendment to this 
Plan or the Zoning By-law, it shall be established to the satisfaction of Council and all other 
bodies having jurisdiction that: 

“a) soil and drainage conditions are suitable to permit the proper siting of 
buildings; 

b) the services and utilities, whether they be municipal or private, can 
adequately accommodate the proposed development; 
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c) the road system is adequate to accommodate projected increases in 
traffic; 

d) the land fronts on a public road which is of a reasonable standard of 
construction;  

e) adequate measures will be taken to alleviate or prevent any adverse 
effects that the proposed use may possibly have upon any existing or 
proposed adjacent use.” 

These criteria are similar in nature to the ones set out in Section 6.17 of the Official Plan and 
have been addressed in the preceding section of this Report. 

Site Plan Control 

The subject property is currently subject to site plan control.  Prior to any development taking 
place on the property, the applicant will be required to enter into a site plan control agreement 
with the Town.  This will enable the Town to use the site plan control process to adequately 
address all on-site servicing and site design issues including storm water management, 
parking, vehicular circulation, buffering, landscaped areas, lighting, etc. 

Summary 

The proposed zoning by-law amendment is in keeping with the Provincial Policy Statement, 
County of Essex Official Plan and Sandwich South Official Plan.  As noted in this Report, there 
has not been a demonstrated need for commercial land on the subject lands since the current 
C2-5 Zone was established in 2000.  Conversely, there appears to be a steady and growing 
demand for industrial land and, consequently, the applicant has advised that manufacturing-
related uses are proposed for the subject lands. The proposed BP defined area zoning will 
permit the light industrial uses currently proposed by the applicant while also allowing the site 
to be used for a range of commercial uses should that form of development become 
preferable.  This approach is consistent with the policy direction of the Business Park 
designation. 

If adopted, the rezoning fulfills Condition No. 8 of consent application B-04/19.  A public 
meeting to consider the rezoning in accordance with the requirements of the Planning Act will 
provide an opportunity to hear concerns and comments, if any, of neighbouring owners and 
public agencies.  These comments and concerns will then be considered as part of a thorough 
evaluation of the requested rezoning. 

Consultations 

Planning & Building Services 
Public Works & Environmental Services 
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Financial Implications 

None 

Link to Strategic Priorities 

Applicable 2017-18 Strategic Priorities 

☒ Make the Town of Tecumseh an even better place to live, work and invest 

through a shared vision for our residents and newcomers. 

☒ Ensure that the Town of Tecumseh’s current and future growth is built upon 

the principles of sustainability and strategic decision-making. 

☐ Integrate the principles of health and wellness into all of the Town of 

Tecumseh’s plans and priorities. 

☐ Steward the Town‘s “continuous improvement” approach to municipal 

service delivery to residents and businesses. 

☐ Demonstrate the Town’s leadership role in the community by promoting good 

governance and community engagement, by bringing together organizations 
serving the Town and the region to pursue common goals. 

 
 

Communications 

Not applicable ☒ 

Website  ☐ Social Media  ☐ News Release  ☐ Local Newspaper  ☐ 
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This report has been reviewed by Senior Administration as indicated below and recommended 
for submission by the Chief Administrative Officer. 

Prepared by: 

Enrico DeCecco, BA (Hons), MCIP, RPP 
Junior Planner 

Reviewed by: 

Chad Jeffery, MA, MCIP, RPP 
Manager Planning Services 

Reviewed by: 

Brian Hillman, MA, MCIP, RPP 
Director Planning & Building Services 

Recommended by: 

Paul Anthony, RRFA 
Acting Chief Administrative Officer 
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1 Property Location Map 
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3 Zoning Map 

4 Property Location and Surrounding Land Uses Map 
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