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ABSTRACT

In 1962 a portion of the Township of Mersea along with the Town
of Léamihgton, Essex County had been included within an official
planning area.

In 1963 the Township designated the landé within the Township
under subdivision control, Little else was done to implement the
policies embodied within the Official Plan. As a result the problem
of urban encroachment onto prime agricultural land surrounding the
Town of leamington, as noted in the Oofficial Plan, has persisted.

This paper investigates and assesses the magnitude of this sprawl.
It also i1llustrates how a geographer may apply geographic concepts
and techniques such as field reconnaissance, aerial photographic interpre~
tation, sampling as well as statistical methods for cartographic
presentation in preparing a zoning.byb;aw;

The study suggests that the municipality prepare a new or amended
official plan encompassing the entire Township. It also proposes that
a zoning ordinance be prépared to implement the objectives and policies
of the Plan. However since these procedures will require considerable
time, a temporary solution to the problem of urban sprawl, by means

of a proposed status quo gzoning by-law, is presented,

(1)



"Collegiate Institute. .

VITA

Milan Pisko was born in Montreal, Quebec. He receivéd his
elementary and secondary education in Kirkland lake, Ontario. Follow-
ing graduation from North Bay Teachers' College in 1955 he taught in

& Northern Ontario rural school for two years. His teaching experience

in Windsor, Ontario includes five years in the slementary schools,
two years at the High School of Commerce and seven years at Walkerville
Majoring in geography, he gradmted from the University of Western
Ontario with a Bachelor of Arts degree in 1961. During the summer of
1963 he obtaineé a High School Assistant's Certificate at the Ontario
College of Education in Toronto. In 1966 he received a High School
Specialist's Certificate in geography from the Althouse College of
Education in London and was appointed Geography Department Head at
Walkerville Collegiate Institute. In the summer of 1968 he was an
instructer -of beginning secondary school geography teachers at the
Althouse College of Education. He has been an asséciate teacher with

the College for six years.

(11)



T et A IS S 2P e

Ransome, J.C.;}
Lall, A.;

Seale, R.;

COMMITTEE IN CHARGE OF CANDIDACY

Fh.D. Professor of Geography
Ph.D. Associate Professor of Geography
M.A., lecturer in Geography

(i11)



TABLE OF CONTENTS

AbStracteecececcresscocosccscccoscesscassasccscccocsoscce
Vb8 ereoceeossoossossrssacocsssssocstssssosassonscssesvacsveocse
Committee in Charge of Candidacy.seceeccceccccscccscccrsce
L3St Of TableSesessccscoseccecssscesccessssccescvssvsosses
List of Figures....ccecececercccosccccccaccrcssocecsncccee
L1ist Of MapSeeesrscscsecosesconcossctseseccascaccvsancasce
List of Photographs ..........;..........;...............
Preface.........;.........................;...;..........
INtrOAUCHION . ccvescsoscsscsssrasssncsaccccscsssssssssssce

CHAPTER I IAND USE THEORY AND RESEARCH METﬁODOLOGY..
Review of Literatur@eicsccesccsccececssee
Research Method0logY.ecesessesosscsssscne

NOTES FOR INTRODUCTION AND CHAFTER Jecoecoccccccccesssece

CHAPTER II: PHYSICAL, ECONCMIC AND SOCIAT, DETERMINANTS
OF IAND USE IN MERSEA TOWNSHIPooo.otboooo.

. The St‘zdy Area..l.......‘.....0....0....
A Brief History of land Use within the..
Study Areao.......’...'.i00.0.-.-...0.

The Physical Determinants of Iand Use...

m the StudyAr%....’................
Economic Determinants of Iand Use in the

- Township..d0000!.............I..'.....
Population as a Social Determinant ofeee
Iand Use m the Township.......u-.-..
Problems in the Study Area@ccccecccssescs
The State of Planning and Zoning in the.
DeSigmted Area.COOOO.Q...QO.....OQ.O'

NOTES FOR c}mm III....0............OA-O.....C.....ll....

PACE

(1)
(11)
(111)
(iv) = (v)
(vi)
(vii)
(viii)
(ix)
(x)

1
1l
12
17

”~
[

21
22
2l
31

58
92
98



CHAPTER IIT:  ZONING MERSEA TOWNSHIP...ceescessssscccces
THE ZONING BY‘IAW............0.'.'0....0..

Its Iegal Basis and Purpos@scesscccccess

Basis of an Ideal Zoning By~Iaw foreccccece

Mersea Td"nship....."‘000.."'..0...'l.

SUMRIAND CONchIONS..I...0.000QODO...00....000..00...'0
THE CORPCRATION OF THE TOWNSHIP OF MERSEA ZONIDNG BY=-IAW.see
NOTFS FOR CHAPTER III.OO............'.0.....‘.....0........

BmLImRAPHY.‘.............'...........'0."..'.........‘....

APPmn...OQOOO0.0.‘.0.0’...0.00....-..00.0".....‘...‘...‘.

PAGE

102
102

10,
110
112
1,0
w1
w7



NO.

1.

5.

6.

Te

8.

9.

10,

11.

.

15.

LIST OF TABILES

Total Area of All Farmland in Essex County and
Mersea Township, 1961

Use of A1l Farmland in Essex County and Mersea
Township in Acres, 1961, 1966

Farm Size in Acres, 1961, 1966, Essex County and
Mersea Township

Iand in Field Crops in Essex County and Mersea
Township, 1961, 1966

Esgzgx County Gross Farm Revenue, 1951, 1961,
1 A

Estimated Vaiues of Selected Crop Production in
Essex County, 1970

Summary of Greenhouse Industry in Ontario of
Firms Reporbmg

Summary of Greenhouse Industry in Essex County
of Firms Reporting

Areal Distribution of Construction in Mersea
Township, Planning Area and Leamington Urban
Area, March 15, 1966 to Jwne 30, 1969

Approximate Employment: Existing Manufacturing
Industries, 1967, Town of leamington

Percentage Volume of Greenhouse Vegetables by
Shipper, Fall, 1970

Foreign Imports of Tomatoes and Cucumbers into
Ontario and Quebee, 1969

Population Growth, Mersea Township, leamington
and Essex County, 1960, 1969

Anticipated and Actual Populations, leamingten
and Mersea Township, 1961-1969

Anticipated Population of the leamington Planning
Area and Leamington Urban Area, 1961-1975

(iv)

PAGE

35

35

33

36

37

38

38

39

47

L9

51

& ¥




NoO.

17,

18.

19.

Building Permits Issued for New Residences
in Ieamington and Mersea Township, 1961-1968

Transactions by Concessions and Temporal
Periods

Minimum Size of Building Lots for Single Family
Dwellings, Metropolitan Windsor and Essex
County

Location Quotients of Selected Areal
Distributions Indicating Relative Concentrations
by Zones in Mersea Township

(v)

PAGE
57
67

93

108



RO.

1.
2.

.3.

k.
Se

6.
7.
8.

9.

LIST OF FIGURES

Simplified Graph Illustrating the Relation-
ship Between (a) Farm Size and Distance from
Ieamington and (b) Assessed Value and Distance
from leamington

Agricultural and Related Capital Investments
in Mersea Tcwnship from March 15, 1966 to
June 30, 1969

Farmer, Non-Farmer and Non-Resident Owners and
Tenants of Property in Mersea Township
1967-1970

Mersea Township: Transactions (Deeds and Grants)
by Concession and lot, 1961-1970

Mersea Township: Transactions (Deeds and Grants)
by Concession and Lot, 1961-1970

Transections by Concession and Lot, 1961-1570
Transactions by Concession and Iot, 1961-1970

Scatter Diagram of Size and Value Per Acre of
132 Randomly Selected Transactions from a
Selected Sampling of Transactions in Mersea
Township, 1961-1370 .

Scatter Diagram of Size and Value Per Acre of
132 Randomly Selected Transzctions from a
Selected Sampling of Transactions in Mersea
Township, 1961-1970

(vi)

PAGE

L8

59

65

65

66

80

81



LIST OF MAPS

NO. ' PAGE
1. Situation of Mersea Township 21
2. Mersea Township: Elevation in Feet 26
3. Mersea Township: Soils 29
L. Mersea Township: Distribution of Orchards and | 30

Light-Textured Soils, 1969

5. Greenhouse Area Under Glass, 1961 . 4o

6. Mersea Township: Agricultural land Assessed h2
Value N

Te Leamington and District Planning Area 46

8. Mersea Township: Distribution of Vacant Iand, 61

' 1970

9. Mersea Township: Transaction Frequency by Lot 63
for Decade 1961-1971 :

10. Mersea Township: Amnual Average Daily Traffie, 71

1967, 1968
11, Mersea Township: Building Permits, March 15, 72
- 1966 to June 30, 1969 . '

12, Mersea Township: Water Mains 7h
13, Mersea Township: Gas Mains 75
1. Mersea Township: Ribbon Development, July, 1969 76

18,  Mersea Township: Ribbon Development, July, 1969 77
16. Mersea Township: Areas Annexed by Ieamington, 97

January 1, 1970

17, Township of Mersea, County of Essex, Schedule "A", 139
Zoning Map, 1969

(vii)



LIST OF PHOTOGRAFHS

lot 1, Concession 11

Jot 2, Concession 1
Teamington, Oak Street West
Lot 1, Concession 2

Iot 7, Concession L

Lot 7, Concession L

Iot L4, Concession 2

lots 1 and 2, Concession 2
Iots 1 and 2, Concession 2
1ot 6, Broken Front Concession
1ot 5, Concession 1

Iot 11, Concession B :

Iot 10, Concession B

(viii)

PAGE

28

31
Ago

51
82

83

& 2

87
88
89
91



PREFACE

This paper is intended to illustrate how a geographer may apply
geographic concepts and techniques in the preparation of a zoning
by-law for a rural municipality.

Research began in March, 1969, following a discussion with
Dre. J.C. Ransome of the University of Windsor who suggested that a
study of the Township of Mersea in Essex County be undertaken in order
-0 propose a zoning by-law., The survey was formalized on June 17,
1969 with the signing of an agreementl with the Corporation of the
Township of Mersea.

I should like to express my thanks to Dr. J.C. Ransome,

Dr. A. Lall and Professor R. Seale, all of the University of Windsor
for their constructive criticisms in the preparation of this paper.

I am particularly indebted to David Tuckett, former Senior Planner
of the Community Planning Branch, Department of Municipal Affairs,
Toronto for.his assistance in formulating the zoning by-law and to
Iynn Foster, Clerk of the Township of Mersea for pérmitting me to use
municipal documents.,

| To the many other individuals who generously provided me with

information, I am most grateful.

1. Appendix, p. 148
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INTRODUCT ION

A prime consideration in urban land-use expansion is to optimize
returns or benefits at minimum cost. Agricultural land adjacent to
expanding urban centres is usually of optimal desire since it is
frequently level, cleared of forests, accessible and provided with
expensive drainage. It is this flat land, for example, which promotes
wban efficiency by reducing the cost of street construction and
maintenance. Flat land also lowers housing costs by simplifying grad-
ing operations and by facilitating mass production building.l Thus,
the demand for urban land has been largely met at the expense of
"good farm]and".2 The process of converting land from agricultural
to urban use is a normal aspect of economic growth. This process is
most apparent in rurale-urban fringe areas where competition between
rural and urban land uses is most direct, ‘- Invariably the latter
succeeds since considerably higher prices can be afforded for land for
urban development than for land which is to remain farmed.3 The
conflict is not a new phénomenon, for as one writer suggests, pfoposals
or policies that would relieve the urban pressures on agriculture
might have originated in the early urban-rural fringes of antiquity -
the Nile Valley, Mesopotamia and the Indus River.h However, only in
the postwar era have serious land use competition problems occurred in
North America requiring major attention to bte directed to land resources.

In the United States concern has been expressed that the accelerat-
ing conversion of agricultural land into non-farming use is accompanied
by a loss of cropland formerly used for intensive production of
spacialty crops having a higher value than the average value of all

(x)



agricultural land. On a national basis the total loss of cropland may
not represent an actual loss of agricultural production, but the loss
of specialty crops jnvolving conversion to non-agricultural use of
some of the best land for such crops, could well become significant.
Harold Mayer6 pointed to southern California and peninsular Ontario as
two such specialized areas vwhere the retirement of land devoted to |
special horticulturo? is locally significant. In Ontario, the Niagara
Peninsula, the prime area for tender fruit growth in Canada, lost
4O per cent,8 of the tender fruit soi19 to urban uses by 1958. In
addition, the accelerating urban growthlo in this specialized agricultural
area may result in 1ittle tender fruit soil being left by 1980.11 This
joss to the provincial and national economy 1s significant.lz

Some ﬁould argue that the United States could replace Niagara peach
production. Perhaps so, however, tixe longt-distance haul from south-
eastern United States and California might result in peaches of lower
q;zlality. In addition, the inereasing consumption of fuel resources for
tranSpqrt.’pm'poses would hasten the depletion of these non-renewable
materials. How dependable these alternate sources of peaches are is
questionable. Specialized agricultural areas in California are also
experiencing significant crop acreage reductions. 3 In addition, much
greater peach crop Josses occur in southern United States than in the
Niagara Fruit Belts.:ul The only Canadian alternative for supplying the
| Ontario and Quebec markets is the Kent'-Essat.area where ccmparable

soils in quality and quantity exist.

The problem of diminishing specialized farmland has been accompanied

by a relatively aimless process of urbanization. Compact, settled

areas are intermingled haphazardly with unused areas resulting in

(x1)



urmecessarily high costs of social services, and of private transpor-
tation as well as wastage of land and frequent lack of publicly
available open land.ls As a result of the deleterious effects of
"urban 8praw1"16 there has been an interest in greenbelts, open space,
and conservation of prime agricultural land.17

This thesis focuses upon one portion of the agriculturally specialized
Kent-Essex area - Mersea Township in Essex County. Its purpose is three-
fold: first, to assess the forms of urban sprawl and the degree to
.which this municipality is being affected by it; second, to evaluate
those economic and aesthetic reasons why the Township should attempt to
minimize this encroachment; third, to rresent a proposed zoning by-law

which would achieve this gosal.,

(xii)
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CHAPTER I
IAND USE THEORY AND RESEARCH METHODOLOGY

REVIEW OF LITERATURE

The spatial organization of agricultural land use and the problem
of urban expansion about urban centres have been extensively documented
and theorized. In order to better understand the economic i‘éSponse to
urban expansion and to compare land use patterns resulting in Mersea
Township, a survey of agricultural spatial theory and urban sprawl
follows.

One of the earliest theories in this regard was that of Von Thiinen
in 1826.18 This classic theory of explaining agricultural patterns
about urbén centres due to transfer cosi;s19 has been applied widely by
current students of land economics. Von Thilnen envisioned a single
isolated city surrounded by an agricultural hinterland having a uniform
physical environment, Occupying this hinterland were farmsrs desiring
to maximize their profits. These farmers had only one means of land
transportation to the city.

Upon these premises Von Thiinen postulated an ideal distribution of
production as a series of concentric rings arranged about the market
with the number of profitable options decreasing with distance from the
m'arket. In deriving his system he used such data as the cost of produc-

| ing various goois, the yields cbtained, the costs of transportation to

the market and existing market prices to calculate the Economic Rent

20

accruing to each type of land use at various distances from the market.
Physical factors directly affecting production costs were also
investigated by Von Thinen as modification of his theory. Although he

did not modify his basic calculations relevant to his theoretical

-]l -




Isolated State, Von Thiinen did acknowledge that with variability in soil
fertility, methods of cultivation, and intensity of operation, modifi-

cation of his system would occur. This modification of the site of
21

production would be as significant as the distance factor. Climate

was also recognized by Von Thﬁx}_en for its effect upon the costs of

plant and animal production in various locations. He also investigated
the roles of trade restrictions, subsidies and taxes as factors modifying
his 6verall scheme. In this study on Mersea Township it was found that
both the inherent quality of the soils and distance from the market place

(Ieax_nington) were significant factors in agricultural land use }ntensity.

Limitations of Von Thinen's Theory

Consideréble eriticism has been directed at Von Thiinen's theory
because of its limited application to real-life situations. In his study,
Hoxrvath stressed that many factors which influence agriculture in reality
are not introduced into the ¢lassic model. Crucial variables such as
the physical environment (with the exception of a few references to soils),
crop combinations, economics of scale, the stage of development, the
spread of inforrﬁation and many others are not discussed.22

Sinclair asserted that costs of all types of transport have declined
greatly in relation to most other agricultural production costs. In
addition, transport costs are not necessarily directly proportional to
distance and bulk, With refrigeration and air-conditioning techniques ,.
perishable commodities can be carried long distances without spoiling.
Thus, it might be inferred that the importation of Mexican tomatoes to
the Canadian market in Southern Ontario would weaken Von Thinen's theory.
Modern organizations employing large-scale production and mass

transportation of agricultural produce have also altered agricultural
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patterns in modern industrial areas. Consequently, distant specialized
regions having physical or other advantages have become more importamt
than in the pasi:.23

Harvey pointed to two weaknesses inherent in the theory which may
lead to differences between the 'model' and reality. First, the theory
assumes complete availability of information, or at best, that the lack
of information is only a short-term problem with no long-term effects.
Second, Von Thiinen assumed complete rational 'economic! behaviour on the
j)art of individuals who must be prepared to alter their land use system
to obtain even a small net gain in economic rent. Harvey stated that it
is highly unlikely that any change in technology, demand, transport cost
and so on, would be accompanied by an autematic adjustment in land use.
Even with complete diffusion of infermation, a difference between
information availability and acceptance of the information will vary.
spatially.eh ‘ ‘ _

Dunn criticized Von Thiinen for failing to establish the principle
that determines the boundary between two forms of land use when discuss-
ing the influence of a change in price on the system of cultivation.
Dunn aséerted Von Thiinen implied that when the price had fallen to the
point where the economic rent equals zero that type of cultivation would
be given up and the next type would begin., Thus, Von Thiinen ignored
the fact that the economic rent yielded by a second system might exceed
that yieg.ged by the first before the margin of the former crop is

reached.

. Application of Von Thilnen's Theory

In applying Von Thilnen's theory to reality, Sinclair suggested that
in those parts of the world where transportation is less developed and

-3-




modei-n refrigeration techniques non-existent, Von Thlnen's principles
still app1y.26 Supporting this assertion is Chisholm's comprehensive
" study of the literature én the basic patterns of agricultural land use
around nucleated agricultural settlements in non-industrial areas of
the world.27 )

In his study of expanding urbanization and selected agricultural
elements of Southwestern Ontario, Russwurm hypothesized that the acreage
of improved land per farm would decrease as non-farm population in
a township increased. This would result in fractionation and smaller
parcels of land as some land was sold for non-farm uses. . However, he
also hypothesized that specialized agricultural land uses such as sod
farms ,' poultry farms and market garden farms were likely to develop on A
these smaller parcels of land. Thus, Von Thiinen's concentric land .
use model where the intensity of agricultural land use increases adjacent
to cities would be borne out. Russwurm's research substantiated his
hypotheses. Where non-farm population increased, both farm population
and improved land per farm decreased. Although approximately 60 per cent
of the land used for vegetables, sinall fruits and nurseries was located
in the six townships surrounding Hamilton, london and Brantford, this
form of land use was also’ scattered throughout the study area where
physical factors were favourable. He attributed this to the locational
. advantages of farm land being largely nullified by modern transportation
and to crops such as tomatoes and corn as far less demanding in physical
site factors.28

Sinclair's conclusions based upon contemporary observations of

agricultural land use in the vicinity of urban areas of the Midwest -
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the Dayton - Cincinnati and Detroit regions were similar to those of
Russwurm's. However, he did find intensive forms of agriculture in the
form of greenhouses, poultry raising and mushroom growing occupying
the zone adjacent to the urban centres. These, he felt, did not correspond
to the market gardening and da.’y._rying found in zone one of Von Thiinen's
model for they were farm factories, being industrial as much as rural
forms of land use. Von Thinen's idealized circular patterns were also
found to be missing in the contemporary §ituation. Disruptions were
attributed to a lack of wniformity and productivity in agricultural regions.
The chaotic nature of urban sprawl was also regarded as a contributing
factor. The circular pattern, he noted, could be considered as a zonal
shape. With uneven shape of growth the elimination of zones wit.hih the
pattern might even résult.zg | . |

This author's study revealed that a modification of the preceding
ideas was necessary due to the peculiar situation in Mersea Township. It
was found that agricultural land, occupying the zoné adjacent to an urban
area such as leamington, if provided with favourable physical attributes
in short supply and conducive to cultivation of specialty crops, will be
farmed most intensively. In addition, once established as a prime
agricultural area with large fixed investments such as greenhouses, farmers
in this area will adapt to changing market demands and production costs
tﬁereby perpetuating the intensely farmed sone despite urban encroachment.

' Although Von Thfinents idealized circular zones of agriculture were not
borne out in Mersea Township, intensity of agricultural land use did
incresse toward Leamington. On the basis of the number of persons .
-employed in agriculturally related activities, Leamington was also regarded
as the maiket for the bulk of the agricultural products., Disruptions in
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the circular pattern were attributed to a variety of factors such as

the non-concentric pattern of prime soils, inconsistencies in the
intensity of agricultural land use, different orders of accessibility

to the amenities of leamington, availability of piped water, resistance
of farmers to change, presence of Wheatley, a village along the eastern
boundary of Mersea Township, and the presence of lake frontage areas.

A more appropriate model of land use in the study area is perceivéd as
an interrupted non-circular zonal arrangement about leamington with
'sectors of greater land use intensity in association with axial corridors
extending outward from the urban node. All these factors were considered
in drafting ths zoning by-law.

Urban Sprawl and Its Impact on Agriculture

The rural-urban fringe area tindergoing transition from rural to
urban character extends from the edge of the contiguously built-up area
to where agricultural land uses dominate.30 Hassbring in her analysis
of this zone about Edmonton, found that it varied in radiue but nowhere
did it exceed a maximum of four miles from the inner fringe boundary.al
The extent of this fringe will vary with the size of the urban cent.re.32
In the case of the New York area the unseen influence may extend at least
eighty miles .33 It is this fringe area wlﬁch is undergoing the effects
of urban sprawl. This disorderly urban growth has been attributed to a
variety of reasons .Bh Snyder suggested that it may result most
frequently from the combination of premature conversion of farmland to
non-farm use as a result of property tax pressure and lack of adequate
planning for community growtti and deveIOpment.39 Hassbring, through
interviews, found personal desires as factors leading to urban land use

in the fringe zone. These factors included the slower pace of life
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| out which is already in long supplye.

than in the city, a healthier place to raise a family, greater laxities

in government control as well as lower land prices and greater transpor-

tation mobility.36 Gaffney, however, viewed the exodus to the fringe |

as mainly due %o an economic factor - the availability of cheap land.

He suggested that urban land within the central city is really an

artificial scarcity due to those speculations holding tracts of land in

anticipation 'of further gains, Thus, the process of urbanization in

the fringe is really the substitutior;?of urban land for cheap land further
In the author's stwdy on Mersea Township an additional factor

contributing to urban sprawl was found to be the short supply and inade-

quate size of tracts for assembly into subdivision in Ieamington.

Thus, Ieamington was inadequately supplied with space for its increasing

population., Due to the nature of the type of zoning by-law developed

it was impossible to set aside areas for urban-like developments in

Mersea Township, This factor 1is eu;panded in the body of the thesis,

} Although rural land may be regarded as relatively cheap compared to
valne_s placed upon urban land, speculators soon bid up the price far
beyond its value for agriculture. Krueger found that fruit farmers in
the Niagara Fruit Belt were being offered as much as $2 5000 to $5,000 per
acre for their land.38 In addition, with the intrusion of urban land
uses into agricultural areas, taxes and assessment rates often rise
esﬁecially if servers are extended, l‘axgs may rise so high as to exceed
any possible return from farming.39 Using aerial photographs of land
use within the Niagara Fruit Belt in 1954 and 1958, Krueger found
650 acres of orchard uprooted to make way for urban growth. More signii_'i-

cantly over 1,000 acres of orchard became non=producing because of real
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estate speculators that accompanied the expansion into rural areas.
Even at $5000 per acre the building sites were cheaper per dwelling
than within a city.

land being held by speculators may be rented for fa;rming but on a
short-term basis. However, due to the uncertainty, the tenant farmer
has no assurance of continued operation. This results in mining of the
soil rather than farming on a rational basis that would renew the fertili-
ty.ho The shortened planning horizon and increased uncertainty, as vell
_as decreasing farm population adjacent to urban centres also hastens the
outmovement of marketing and supply services essential to modern

, L1
agriculture. Thus, successful farming is further hampered.,

Costs of Sprawl

Of the various types of urban-like development oceurring in the
urban-fringe area, residential land use has substantially exceeded other
forms of land use consumption. For example by 1962, Santa Glara County
thirty miles southeast of San Francisco in California, had 3,620 acres in
industrial land use comp;red %o 39,700 acres in residential acreage. |
Land use projections for 1970 indicated that an additional 1,980 acres
would be used by industry compared to an additional 12,800 acres for
residential land use.h2

Although considerably higher prices can be afforded for land for
urban deveIOpment than for land which is to be farmed, costs are so
great that many municipalities experience serious financial difficulty,
even bankruptcy. In 1970, Sandwich West Township, 2 municipality in the
rural-urban fringe area of Windsor, Ontario, had an imbalanced tax base

of 13 per cent commercial-industrial to 87 per cent residential, In a

-8 =
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five year interval between 1965 and 1970, residential property with a
$2500 assessment had an average tax bill increase of over Lk per cent -
with little improvement in service.h3
Pearson in his objective study to determine the specific financial

costs in servicing different densities of residential development, purely
from an economic viewpoint, considered the annual costs of twelve resi-
dential subdivision designs of equal area and employing the grid pattern.
Roads, curbs, sidewal ks, streetlights, water mains, sanitary and storm
sewers were designed for each subdivision and resulting service costs
documented for differences in lot area, lot width and depth, the range of
services provided, the proportion of service lots developed and the areal
| extent and isolation of a subdivision, These services did not include
costs of community services such as schools, parks, police and fire pro-
tection and cormunity centres. In order to compare the resulting per
household costs for installing and maintaining municipal services an
nannual cost® for each service was determined, using the following
formula:
(241 )"

Annual cost = 7
( 141 )™

+m

where 1 = the interest rate (6% assumed)
n = physical lifetime of the service in years
m = the average annual maintenance cost
Tn addition to the annual cost above is added the initial capital
and installation cost (P) of a service amortized over its lifetime. As
expected the significant cost differentials observed were based upon
the relative isolation, size of subdivision and distance to connecting

services such as water mains and sanitary and storm sewers. Pearson

found that a vne-acre lot with only a waterline and a gravel road cost
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Just as much to service as a 7,000 square foot lot with water, sewers,
paved road, sidewalk, curb and even ornamental street lighting - about
$125 per year if the lots were located adjacent to connector services.
But if the one-acre lot was located one-half mile i‘rom a connection
service in a ten acre subdivis;on that was only 50 per cent developed,
it would cost closer to $1,250 per year for the gravel road and water
l:lnes.hh . .-

In addition to the monetary costs tl_uat can be measured are social |
costs which can only be calculated in terms of inconvenience and lack of
amenities. There are the immeasurable social costs resulting from incom-
plete communities. It is assumed by both the mnnicipalit§ and the home
ovmers involved that once a new neighbourhood is started, it will be '
developed within a reasonable period, presumably with a full complement
of urban facilities and services., However, developments may be arrested
before such neighbourhoods have matured, thus significantly reducing the
quality ofbtszrban living which might otherwise have been achieved by the

residents,

The Control of Sprawl and Preservation of Agriculture

In his assessment of planning for future land use needs s Johnson
asserted that it was inevitable that residential and industrial areas will

expand as population grows. However, it was not inevitable that bad or

-111-timed iand uses need supersede agricultural uses. The issue was not

agricultural versus non-agricultural development. Both are needed - in
balance. The real issue was to protect the more productive agricultural
lands from ill-planned or unplanned and ill-timed comrez':«:ion:s.L16

Solberg emphasized that non-agricultural developments should not
ordinarily be located in areas especially well-suited for agriculture.
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If the better soils were.to be diverted to factories or homes s agri=-
culture may be forced out, and a valuable agricultural base lost un=-
necessarily.h7

In a position paper prepared by the Canadian Federal Task Force on
Agriculture, the argument to pi"eserve prime agricultural land was regarded
as weak, A stronger argument acknowledged the need to reserve certain
land for agriculture but also emphasized the need to prevent cities from
.building up such vast areas and in the process destroying established
aesthetic and social values .h8

Zoning is one way to direct urban growth in the rural-urban fringe
~in order to preserve prime agricultural land and at the same time main-
t;ain aesthetic and social values. The soning by-law proposed in this
thesis has been designed for that purpose. This technique has been
proposed by Krueger as useful in helping to bring about orderly and
compact urban development in the Niagara Fruit Belt.h9 Pearson also
considers this device when he suggested that suburban residential land
should only be made available on a carefully staged basis, co-ordinated
with population growth and the mmnicipality's financial resources. He
suggested that any land zoned for lot development should not accormodate’
any more than five year's population growth.so

' One of the earliest attempts to preserve some of the agricultural

1and was introduced in Santa Clara County in California in 1953 through
use of exclusive agricultural zoning. By 1962 ninety~five thousand acres
had been so.z_oned.Sl ‘Although the Santa Clara Report stated that it
was too early to evaluate‘the' success of this venture, Clawson suggested

that it had not been very successful due to the ambivalence of the

farmers. On one hand, the farmers wished to conserve their agricultural
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land and way of life, but on the other they wanted to have the oppor-
52
tunity for a quick sale and a large capital gain.

RESEARCH METHODOLOGY

In order to determine the extent and direction of urban sprawl in
the Township varied techniques..were employed. Several }recon‘naissance
trips by automobile were made in order to delineate existing non-farm,
urban type land uses. These uses were plotted on a large-scale official

-map provided by the mmnicipality, partly during these trips, partly with
the aid of aerial photographs taken in 1967.

A sscond technique entailed analysis of the Municipality records of
building permité issued for agricultural and non-agriculturalntypes of
construction. A cartographic plot and analysis of these locations was
useful to determine the concentraiion and direction of recent agricultural
developments and non-agricultural incursions in the Township. This
technique, although valid, was of limited use because the municipality
had only begun to retain such records since March 15, 1566,

From the asbstracts of Mersea Township located in the County Pegistry
Office, data were collected on the date, location, size and value of all
22441 properties transacted by deed and grant during the decade January 1,
1961 to December 31, 1970. This was done in order to substantiate the
hypothesis that land experiencing the greatest frequency of transaction
in deeds and grants was undergoing a transition from rﬁral to non~rural
jand uses. It was 2180 hypothesized that land with a high rate of turn-
over would have higher land values. In addition, as the turnover frequency
increased, the size of parcei being transacted decreased. A correlation
analysis between the size of parcel in tramsaction and the average value

per acre of tie parcel showed that there was a relationship between the
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two. As the size of the parcel being transacted decreased the value

per acre increased. This would indicate which agricultural areas were
undergoing the greatest pressure and therefore should be considered for
protection from destruction by urban type developments and speculators.
A weakness in this technique was the lack of separation of the value of
improvements from the land value. Consequently, the values computed were
distorted and thus weakened the correlation.

‘The data obtained from the Abstracts were also useful indetermining
how the diffusion of urban sprawl had, and was, occurring in the Township.
For this purpose, the dezade was divided :lnﬁo three temporal periods,
each of 4O months duration and the frequency of transactions determined
for each period, Some parallels between the wave analog and diffusion
of urban sprawl alocng main arterial routes in Mersea Tawhship were noted.
Although beyond the scope of this thesis, this portion of the study is
considered worthjr of further research,

Another index used to determine the extent of urban sprawl in the
municipality was to compare changes in the farmer/non-farmer populaticn
structure. For this, the farmer/non—farﬁaer populations were tabulated
from the Township's Assessment Rolls for 1967.and 1970. As expected, the
farm population was found to be declining whereas the non-farm was in-
creasing.

The next step was to obtain detailed information on the variations
in intensity of farming in the Municipality in order to determine precisely
those areas most intensively farmed. These areas would be the ones
requiring the greatest protection from urban sprawl. From the 1967
Assessment Roll, 355 farms representing twenty per cent of all farms were

systematically sampled by selecting every fifth farm appearing in the '
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Assessment Roll. The assessed value of buildings was included in
calculating the average assessed value per acre since they represented
improvements in farms and therefore were indicative of the intensity and
productivity of the land.

The data from the Assessment Roll were then tabulated and computations
made in order to determine the average assessed value per acre of each
farm. After the initial tabulation, the data were again compiled with
farms listed in descending order of average assessment per acre. This
.was done in order to summarize the systematic sample by quartile devi-
ation which would yield the median, interquartile range as well as upper
and lower quartiles. The assessed value of each of the 355 farms was
then categorized by the quartile values. Once categorized by these
quartile range values, the locations of all 355 farms were plotted accord-
ing to concessicn, lot or part thereof on the map of assessed value of
agricultural land. From an empirical study of this map it was apparent
thaf intensity of agricultural land decreased outward from Ieamington,

In order to present this observation more objectively the data from the
Assessment Roll was used in conjunction with average farm size for three
zones 8o as to prepare graphs illustrating firstly, the inverse relation-
ship between distance from Ieamington and average assessed value per

acre, and secondly, “the positive relationship between average farm size
and distance. Each zone, mentioned above, was drawn using radii of two,
four and six miles from a point at the intersection of Highways 3 and 77
within Ieamington. To compensate for the distance from this point to the
Town limits, an average value. of one-half mile obtained by averaging the
distances from the point to the Town's limits along Highways 3, 77 and 18,

was added to the value of each radiﬁs.
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Next a map showing the location of recent and projected construction
of new greenhouses, barns, granaries, sheds, tobacco kilns and corn
cribs was prepared from data obtained from the Municipal records of
building permits issued s:i.ncé March 15, 1966, An empirical study of this '
map confirmed the relationship in the two graphs mentioned previously.

Once the degree and direction of urban sprawl and the variations in
the intensity and location of agricultural land had been determined the
next i)roblem was to delineate the Township into zones which would reflect
not only current land use but also consider the pace and direction of
land use change.‘ This zoning by-law would have to slow down fragmentation,
or the best agricultural land would not be protected. This proved to be
both a frustrating and rewarding task. Much of this was accomplished by
frequent consultations in person, by letter and on the phone with a wide
variety of individuals including planners with the Cormunity Planning
Branch of the Department of Municipal Affairs in Torento, Ontario Depart-
ment of Health officials and councillors and officials in Mersea Town-
ahip.‘ In addition, existing zoning by-laws for other municipalities with
similar _circmnstances were closely scrutinized. These helped to serve
as guidelines since the Ontario Department of Municipal Affairs had not
prepared any stamdard fdrms for this purpose.g‘

From the planners with the Department of Hunicipal' Affairs it was
learned that due to the laxity im planning for several years in the Towne
ship a restricted area or ugtatus quo" zoning by-law would have to be
prepared. This type of by-law would reflect current land use with some
in-fi1ling of small parcels of 'land for non-agricultural use permitted,
Thus, the zoriing by-law could riot adequately reflect the pace and direction

of land use change; however, prime agricultural land would be protectéd
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from urban sprawl. Therefore, current larnd use was used as the basis
for delineating zones. For this purpose aerial photographs were most
useful since they provided an overview and precise measurements could
be made from a given scale in order to plot location on the zoning map.
For the delineation of the agricultural zones the line of demarcation
originally was to have been the contact line between two distinet soil
types, clays and sandy loams which also corresponded closely to

agricultural land use intensity zones, However in reality it became an

. 'empirical compromise between the intensity of agricultiural land use,

soils, the established Townshlp grid, the frequency of transactions, and,
in particular, the desires of individual members of the Township's council,
After the demarcation line had been established a series of location
quotients were computed based upon the Lorenz z:urve.Ss This revealed that
despite the lack of objectivity of much of ihe demarcation, the intensively-
farmed land would be protected from further urban encroachment.

In addition to the sources mentioned above, data for this thesis were
collected from County, Provincial and Federal departmental branches such
as the Metropolitan Windsor and Essex County Health Unit, Essex County
Engineer's Office, Office of the Receiver General of Ontario, the Ontariq
Department of Highways, the Harrow Agricultural Research Station and the
Department of Energy Mines and Resources, contacts with and documents of
private firms such as the Union Gas Company and Proctor, Redfern, Bousfield
and Bacon County Engineers were most useful. Newspaper, library research,

and numerous contacts by telephone and in person provided additional

information and data,
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CHAPTER II

PHYSICAL, ECONCMIC AND SOCIAL DETERMINANTS OF IAND USE
1 ERSEA TOWNSHIP
THE STUDY AREA

The study area is defined as all of the land under the jurisdiction

of the corporation of the Township of Mersea except those parcels lying

within Point Pelee National Park. This area, located at latitude 429° H.

in southeastern Essex County has the distinction of being Canada's

second most southerly township. Only Pelee Township some eight miles

|

offshore in ILake Erie, is further south. In iis larger setting, Mersea
Township forms a part of the southern extremity of peninsular Southwestern
Ontario., Thus, it lies on the edge of one of the most intensely urbanized

sections of midwestern United States.

Map | : Situation of
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In terms of land area, the Township's boundary encompasses 83,5 square

miles or sppraximately one-eighth of Essex County!s 707 square miles,
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Leamington, the second largest urban centre in the county occupies a
location along the southwestern periphery of the Township. The Towne-
ship is 25 miles southeast of the Windsor metr0poiitan area, population

251,000, well within commuting range of that city.

A BRIEF HISTORY OF IAND USE WITHIN THE STUDY AREA

Agriculture has played an important role in the economy of the Towne
sﬁip for more than a century, In the 1870's "a considerable crop of
tovacco was grown in southern Mersea, as much as 100,000 pounds being
shipped annually.” In 1887 a branch line of the Michigan Central (New
York Central) was constructed to connect tﬁe Township and Leamington
with Comber on the main line, Two years later a second railway, the
Iake Erie, Essex and Detroit River Railway (now part of the Chesapeake
and Ohio Railway) was completed providing access to markets along the
Detroit River. Significant land use changes occurred in the Township.
The arrival of direct and rapid rail service with Windsor and Detroit
hastened the clearing of forests, the passing of the general farming

phase and the decline of small ports along lake Erie, such as Colchester,

which previously had handled the region's shipping. Specialized, intensive

agricultural production with emphasis upon perishable fruits such as
peaches and vegetables, for which this area is admirably endowed, could
now reach the nearly urban markets promptly. In addition, summer resorts
along unSpoiled beaches in Mersea Township and adjacent Gosfield South
Township expanded. In 1908 the Heinz canning factory established in
Leamington to become the town's leading industry, providing a new market
for the region‘s égricultural products. The fellowing year marked the

commencement of the Harrow asgricultural research station in the neighbour-
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ing township of Colchester South., Initial emphasis was placed upon
tobacco experimentation. By 1911 cénning factories in Ieamington and
Essex were contracting with farmers for crops of tomatoss thus spurring
agricultural activity by providing an assured market.

The excellent quality of .the agricultural land in Mersea and Gosfield
South Townships was reflected in the demand for this land in anticipation
of the Reciprocity<Agreementz in 1911, between Canada and the United
‘States. ILand values soared. "A farm on the town line between Mersea and
Gosfield brought over $L400 an acre in 1912 whereas five years earlier it
could command a price of only $100 an acre. In the same area a farm
purchased for $§,300 in 1906 realized $25,000 five years later."3

Although tobacco. curing and packing ranked as ILeamington's second
most important industry, the production of this crop declined in the
region by 1930, Two factors were responsible - the spread of tobacco into
Norfolk and neighbouring counties and the competing influence of the early
vegetable industry for the lighter soil types of South Essex.

Coincident with the expansion of early vegetables, heated greenhouses
were constructed on warm, well-drained sandy soils of South Essex (Mersea
and Gosfisld South Townships) to the extent of more than ﬂ,OO0,000 squaré
feet of glass by 1954. This development which had taken place largely
since 1940 not only gave the farmers about a month's start before the
growing season arrived but also enabled them to extend their labour over
the entire year.5 |

By the mid 19h0's, the current pattern of agricultural land use had
evolved. large and highly productive truck farms, including greenhouses
and peach orchards extended inland from the lake in both Mersea and

Gosfield South Townships toward "the ridge" which now carries Highway
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No. 3 (the old Talbot Road) into leamington. Today farmland in this
. _ 6 :
area will sell for as much as $2,000 per acre.

THE PHYSICAL DETERMINANTS OF IAND USE IN THE STUDY AREA

To prepare a zoning by-law for Mersea Township a clear picturs of

the existing natural resources should be obtained through a careful survey

of physical factors such as climate, topography, drainage and soils to
determine the location, size and characteristics of those lands capable
of furnishing the highest, marginal and no economic return from agri-
cultural use.

(1) Climats '

Since the Township occuples a part of the most southerly area of
Canada, it is endowed with a number of climatic conditions favourable
for specialized farming.

The annual average temperature from piace to place in Essex County
varies less than one degree (F.) from an overall average of h8.7'degrees
(F.). However, variations in the length of the frost free period are
more pronounced, ranging frém 141 days at Woodslee in the centre of the
County to 190 days at leamington and 215 days on Pelee I'sland.7 This
1s due to the ameliorating influence of surrounding bodies of water,

While an increasing nﬁmber of irrigation systems have been installed

during the past several years because of Spogadic drought and a mean

annual moisture deficiency of L to 5 inches, the annual average precipi-

tation of 30 to 33 inches in the County is rather uniformly spread
throughout the year with a slight summer maximum.
g
The 2,000 mean annual total hours of bright sunshine in Essex

County are only equalled in Ontario along the northern strip of the .
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Niagara Peninsula, the north shore of Iake Ontario and in the viecinity
of lake of the Vioods. In the remainder of Canada, only the Western
Plains and interior valleys of British Columbia equal or exceed this
figure.

In addition to the favourable sunshine condition, the 3,500 heat
unitslo received anngally by the southern half of Essex County is the
highest in Canada. The duration ¢f sunshine and the heat units received
determine ithe evehtual greenhouse fuel costs and the amount of photo-
synthesis 6ccurring in hot house crops. |

Variations in climatic conditions, although present in the Township
from north to south, have not been significant enough to necessitate
different agricultural practices which would be reflected in special
delineations for zoning purposes. Although the greatest concentration
of greenhouses and tobacco land is along the periphery of Leamington,.
identical land uses extend as far inland as Albuna, only two miles from
the northern limit of the Township and six miles north of Iake Erie.

(2) Topography and Drainage

Most of the Township, like the County, is flat. Moderate irregu-
larities in topography that do exist, such as the interlobate moraine
and sandy gravel ridge extending from southeast to northwest across the
County, are the result of glacial deposition or shoreline recession in
post-glacial times. Only along this narrow ridge in Mersea and Gosfield
South Township does the elsvation of the land rise to 175 feet above
Iake Erie's mean of 572 feet (Map 2). In sddition, fluvial erosion
associated with streams has contributed to minor topographic irregu-
larities in localized areas,

Sluggish drainage with a surface water table associated with the
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lower Hillman Creek and floodplain has resulted in an extensive marsh,
Unsuitable for traditional agriculture,l1 this arca was delineated
precisely by using aerial photographs and zoned as marsh thus preserving
it in its natural state as a scenic wildlife sanctuary and spawning
ground for fish,

Of the crops grown in Mersea Township, tobacco and peaches are most
sensitive to waterlogged soils. Where toubacco plants are flooded injury
may be apparent within an hour after a heavy rain on a hot day. If
drainage is impeded so that the root zone remains saturated for several
days, permanent injury or death usually résults.12 Peaches also must
have well-drained soil or they will not survive.13 In addition, because
the peach blooms early and is subject to damage by spring frosts, orchards
are freqﬁently planted on elevated sites and often on sloping land. Not
only does this procedure provide good water drainage for the trees but
good air drainage as well. In Mersea Township these desired physical
features are best provided in the ridge area, especially around Ieamington.
The strength of this concentration was tested and the result appears in
the latter part of this study under Table 19.

(3) Soils

Of the physical factors, soil groupings, especially clays and sands,
were most responsible for differing agricultural pursﬁits. Agricultural
practices in association with the soils formed the basis for delineating
two zones for inclusion within the zoning ordinance.

Soils are closely associated with the glacial and post glacial
history of the Cohnty‘and Towhship. In general, most of the northern
two-thirds of the County is overlain by a heavy textured, poorly drained

soil of glacic-lacustrine origin known as Brookston Clay. About one-third
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of the Township is underlain by this soil type (Map 3). With artificial
drainage it is highly productive and capable of growing a wide variety

of crops such as grains (including corn), tomatoes, soybeans and peas.

Photo 1. Lot 1, Concession II, looking east from County .
Road 31. Extensive farming dominates on the heavy textured
solls of the Brookston Clay Plzin in the northern part of

- the Township with corn (right) and soybeans (left) being

two of the predominant crops Farms are large and widely
dispersed. Township roads are gravel surfaced.

Farther south in association with the waterworked interlobate
moraine and former sand and gravel ridges, lishter and better drained
sandy loam and clay loam soils such as those of the Fox, Tuscola and
Berrien series dominate, About one~half of Mersea Township is overlain
with these soils, whereas in the County as a whole the figure is less
than one~third. Even with these soils, drainage is frequently imperfect
and therefore artificial means of draining the land are required, A

wide variety of fruit and vegetable crops are grown on these soils, Green=-

house operations are also much more prevalent (Map L),
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Although small packets of poorly-drained organic soil are scattered
throughout all of Essex County, the largest concentration exists in southe
castern Mersea Township. Here former marshlands have been polderized to
produce highly fertile éoils upon‘ which truck farming depends. The least
productive soils are associated with river course bottoms., Here claypans
cf compact, slowly permeable soils rich in clay and subject to flooding
predominate. These soils are hard when dry and plastic or sf.iff when

wet.

Photo 2. Iot 2. Concession I, looking southeast. Shown is

a portion of a large glass greenhouse operation of the

boiler type with a young peach orchard.in the foreground.

Both types of land uses are associated with the light textured
goils of the Fox sandy loam variety. v

ECONOMIC DETERMINANTS OF IAND USE IN THE TOWNSHIP

In the preceding brief historical review of land use in the Township
the importance of agriculture as a basic industry in the region was out=-

lined. The following survey emphasizes that this industry is still vital
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to the economic well-being of the Township and Town. The prime economic
determinants surveyed are agricultﬁre and the allied food processing,
packing and shipping industries.

(1) Agriculture

Tn 1961, Essex County had 379,962 acres of farmland. By 1966 the
amount of farmland in the County had contracted to 367,501 acres repre-
senting an abandonment or conversion to other land uses of 12,461 acres.
A similar trend existed in Mersea Township. From a total of 58,266 acres
in 1961, farmland diminished to 55,754 acres, representing a loss of
2,U72 acres, For Essex County the loss répresented 3.3 pcr cent whereas
in Mersea Township it was L.2 per cent. Thus, the rate of reduction in
Mersea Township over the five~-year period has been 27 per cent more rapid
than in the County as a whole. .

The number of farms decreased between  1961-1966, both in Essex County
and Mersea Township. By 1966 the total number of farms in Essex County
had diminished by 7.8 per cent, or by 378 from 1,860 in 1961. In Mersea
Township, however, the rate of decline was only 5.5 per cent from 1,100
to 1,060 during‘the same period. This represented a 28 per cent less
r#pid decline in the number of farms than in the County.

Although the total number of farms has decreased in both Essex
County and Mersea Township, farms have tended to become larger in size,
-According to Table 3 the trend in Mersea Township again was somewhat
different since the number of farms having 3 to 9 acres and 130 to 179
acres increased slightly. No such parallel existed for Essex County.

In spite of the fact that the total area in farms in both County

and Township diminished, the acreage devoted to crops increased slightly
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by 2,490 and 381 acres respectively. According to Table 2 this repre-
sented a 0.8 per cent increase in both units, This was primarily at the
expense of land devoted to pasture, woodland and other non-crop uses.

In both County and Township the greatest use of the cropland was for
producing corn for husking, other grains such as wheat and ocats, and
soybeans, Potatoes accounted fér L.8 per cent of the land area in Mersea
Township in 1966 but only 1.5 per cent of the total land area in Essex
County during the same year,

In spite of the decreasing number of farms and acreage devoted to
farmland in the County, gross farm revenué between 1951 and 1966 increased
from $20,472,000 to $48,417,000 in terms of 1965 dollars. The annual
average increase during this period has been 9 per cent. It seems possible
that encroachment of urban uses upon agricultural lands in Mersea Town=-
ship has been partially compensated for by intensive use of remaining farm-
land., | ' |

The importance of the greenhouse industry in Essex Countyfand the
Province is substantial, $Ih the 1960's Essex County accounted for
approximately 60 per cent of all land under glass and plastic in Ontario.
This same period witnessed a doubling of greenhouse acreage. This rapid
expansion was accompanied by an equally rapid expansion in tomato and
cucurber production. By 1970, h& per cent of the gross farm valus of
greenhouse crops in the County was accounted for by the same two crops.

In 1970, gross revenue of all greenhouse crops from the 319.2 acreas
under glass and plastic amounted to $13,219,00015 or an average of
$h1,LLL per acre. This figure contrasts sharply with revenues from

other crops grown in the County.
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TABLE 6

ESTIMATED VALUE OF SELECTED CROP FRODUCTION

IN ESSEX COUNTY - 1970

CROP ACREAGE VALUE IN DOLIARS($) VALUE PER ACRE IN DOLIARS
Peaches 1,785 2,214,300 1,2h1
Tobacco,
flue-~cured 1,158 1,42L,798 1,189
burley 378 1h3,995 1,175
Processing
Tomatoes 7,621 7,227,200 948
Apples 1,150 - 526,100 ;58
Shelled Corn 85,000 8,991,300 106
Soybeans 10l ,000 8,261,000 79

Source: Essex County - Estimated Crop and Livestock
Production, 1970. T tonsion Branch, Untario
Department of Agriculture and Food, Essex,
Ontario. -

TABLE 7
SUMMARY OF GREENHOUSE.INDUSTRY IN ONTARIO

OF FIRMS REPORTING

TOMATO AND SALES OF ALL
‘ CUCUMBER CROPS I
AREA IN SQ. FT. WHOLESALE VALUES (4) SALES IN § PER SQ. FT.

YEAR GIASS  PIASTIC TOMATOES _ CUCUMBERS ~ PER SQ.FT. OF GLASS
1955 8,193,698 45,783 358,10k 140,296 :

1957 8,003,267 30L,626 525,961 1,113,654 .20 1.30
1959 9,519,480 321,305 1,106,498 1,L2L,669 .26 1.26
1561 12,500,183  33L,0lk 1,768,205 1,745,841 .28 1.21
1563 15,502,745 350,330 2,621,L33 2,520,81 .32 1.15
1965 15,717,272 2,922,658 3,333,468 3,279,191 .35 1.16.
1967 17,292,169 3,630,541 3,922,396 2,775,999 .32 1.20
1969 18,169,678 L,L35,186 6,121,480 2,567,500 .38 1.16

Source: OGreenhouse Industry, Dominion Bureau of
. . Statistics, Queen's Printer, Ottawa, 1955-1967
: ‘ 1967-1968
1968-1969
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TABIE 8

SUMMARY OF GREENHOUSE INDUSTRY IN ESSEX

COUNTY OF FIRMS REPCRTING

TOMATO AND
CUCUMBER SAIES OF ALL

AREA IN SQ. FT. SALES IN $ CROPS IN

WHOLESALE VALUE (§)

YEAR GLASS PIASTIC TCMATOES CUCUMBERS PER SQ. FT. FER 5Q. FT,
1959 6,613,945

1963 8,L72,925 501,160 2,128,350 2,417,72k 51

1965 9,165,305 2,031,976 2,882,790 3,221,821 «55

1967 10,030,945 2,629,372 3,301,759 2,655,008 A7

1969 10,332,120 3,120,860 3,884,763 2,373,200 7

1970 1h,5hk L85 5,319,700 1,900,000 A9 o91

(Total glass and plastic)

Source: Essex County Associated Growers Report, Leamington,
1971, Extension Branch, ontario Department ol
Xgriculture and Food, Essex, 1970,

In order to illustrate and analyse variations in agricultural land
use intensity about leamington, a twenty per cent systematic samp1616 of
all farms listed in the Township's Assessment Roll of 1967 was takeh.
Consideration was then given regarding which data from the 355 farms was
to be used. Possibilities included the use of the total assessed value
of land and buildings, the assessed value of buildings alone or the total
average assessment per unit of area (i.e. acre), including both land and
buildings, The latter method was selected since factors such as the
physical quality of the land and intensity of land use in the form of
capital expenditures would be most indicative of land use intensity., In
addition, this method would offset the adventage farms with large acreages
would have if only total assessment were considered., In the latter

instance, a farm with large acreage in corn, a farmstead, shed and corn

cribs although in total assessed as highly as a farm with small acreage,
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shed, greenhouse and a peach orchard, would not be farmed as intensively.
One index of land use intensity 1s the number of man-hour inputs per

acre required to produce a particular crop. Today about 13 man-hours are
needed in the preduction of an acre of corn,17 86 man-hours in the
production of an acre of peaches excluding pruning, spraying and culti-
vation and aggut 1,700 man-hours in the production of an acre of cucumbers

under glass.

Data from the Assessment Roll was thep tabulated as follows:

TOTAL ASSESSMENT AVERAGE
LOCATION OF FARMS  ACREAGE IAND AND BUIIDINGS ASSESSMENT PER ACRE
$ $
19 |
8 B212 100 6,890 69
7 WisWil2 231 2,740 118
10 wil2 100 L4200 L2

After the initial tabulation, the data was again compiled under the
same headings in descending order of average assessed value per acre.
This was done in order to surmarize the sample by quartile deviation20
which would yield the median, interquartile range as well as upper and

lower quartiles. The four quartiles had values as follows:

Upper $195 +

Tnterquartiles $1C6-15h
% 76=-105

Lower $ 0-75

Each farm was categorized by these quartile ranges.and then plotted to
produce Map 6.

Next a comparison with Von Thinen's land use model was made. In
Von Thinen's idealized scheme six different agricultural land use zones
of decreasing intensity were distinguished, whereas in Mersea Township
only three indistinct zones were possible to differentiate.

In spite of the differences with actual regard to the utilization
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number and shapes of zones, there are certain similarities between
Von Thiinen's land use intensity patterns and the existent pattern
about Ieamington.n

To {llustrate the relationship among distance from Ieamington,
average farm size and average assessed value per acre, two circles were

drawn with radii of 2 and L miles to provide three concentric zones.

Any other arrangement proved impractical since the farms of varying

intansity of land use occur relatively haphazardly, as indicated by the

fact that at least 12 of the sampled farms with assessed values per acre in

the second highest category are found in the outer sone. From data
tabulated from the Assessment Roll, 1967, the average farm size in
acres and the average assessed value per acre for each of the three
zones was computed. The result revealed an inverse relationship between
the distance from Ieamington and average a§sessed value per acre of
farmland and positive relationship between distance from Izamington and
average farm size. This may be partially attributed to the number

of profitable options decreasing with distance from the maricet as
postulated by Von Thiinen and in part due to the occupancy of the immer
zone by greenhouses which Sinclair regarded as farm factories. However,
it is this author's contention that the combination of very favourable
inherent physical attributes such as light-textured, well-drained soils,
duration of sunlight and heat units received, very early contributed to
an intensification of agricultural land use which has been maintained,

. This has been possible by continual land use adaptations to changing

market conditions. Some would argue that greenhouse soils can be
artificially manufactured to suit any requirement. This is so, but at

what cost?
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Figure 1

Simplified Graph Illustrating the Relation-
ship Between a) Farm Size and Distance from
Ieamington b) Assessed Value and Distance
from lLeamington.

260
120 ¢ 240
110 1 220
100 F 4 200
90 ¢ 4 180
: 80 } 4 160 Average
Average 70 + 4 140 Assessed
Farm Size 60 | 4 120 Value Per
in Acres 50 ¢ 4 100 dere in
LO 4 80 Dellars
30 F 4 60
20t 4 LO
10 4 20
0 , . 0
0 2 6
INNER MIDDLE OUTER
ZONE ZONE _ZONE
Miles

In vthe‘ results of a questionnaire given to farmers in a-fruit and
vegetable growing area extending along Highway 3 from Essex to Ruthven
in Essex County, Johnson22 found that 60 per cent of the full-time
farmers responding listed good soil (sand and loam) as the primary advantage
for producing top quality products. LO per cent of these same respondents
iisted the good climate and location as equally important.

The import..ance of soil is also reflected in a report of a Provincial
task force on farm assessment., This committee included soil capability
as a significant index in assessing farms.23

Recently the largest capitél expenditures in sgriculture and related

activities have occurred in the intensely farmed inner and middle zones

(Map 6). This 25 square mile area which corresponds very closely to the
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Leamington and District Planning Area (Map 7), contains less than
one-third of the Township's total area of 83.5 square miles. In the
three year interval commencing March 15, 1966 36 or 76.5 per cent of
the new glass and plastic greenhouses were located there as well as
57.1 per cent of the new warehcuses, othsr storage or processing plants.
Only in the erection of new corn eribs did this area not receive a
proportion of new construction at léast corresponding to its areal
extent, Tn this latter instance, 59 or 81.9 psr cent of the corn cribs
were built beyond the Planning Area limits. The greatest value of new
construction in the form of warehouses, sforage and processing plants
and greenhouses was also concentrated in this area. Construction of
this type amounted to $1,850,000 or 86 per cent of the total expenditure
of $2,160,000, |
Although the total of 52 barns, sheds-and granaries and 72 corn
eribs signiticantly exceeded other forms of agriculturally related
investments already mentioned, the capital expenditure of $300,000 for

these units was substantially less,

(2) Food Processing, Packing and Shipping Industries

| Closely allied with agricultural production in the region and Town~
ship have been the food processing, packing and shipping industries,
Jointly these basic industries are the key to the area's economic strength.
Any expansion in these basic lines.should result in growth of service
activities and thus growth in the total economy,
| In 1967, processing firms located in the Town of Ieamington, all
heavily reliant upon locally grown agricultural raw mterials, employed

2,999 persons on a permanent seasonal basis. This represented S4 per cent
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AGRICULTURAL AND RELATED CAPITAL iNVESTMENTS

IN MERSEA

TOWNSHIP FROM MARCH 15, 1966 TO JUNE 30, 1969
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2k

of the total employment of manufacturing industries in the Town,

i
i
|
i
!
i

Photo 3., Looking east from Oak Street West toward the Heinz
Processing plant in Leamington. This industry is the largest
employer in the Mersea Township~Ieamington Joint Planning
Area, employing more people than all other manufacturing
industries combined. In the foreground is a truck laden with
tomatoes grown in the area. '
Tn addition, to the more than 250 greenhouse producers in the
Ieamington area there are about é,OOO employees in packaging and shipp-
2 .
ing of the greenhouse productis. Of the eight greenhouse vegetable
shippers in Essex County, five are located in Ieamington or Mersea Towne
ship. In total these five local shippers handled 87.1 per cent of the

total volume of crops shipped in the fall, 1970.
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TABLE 11

PERCENTAGE VOLUME OF GREENHOUSE VEGETABLES BY

SHIPPER
Central Fruit Company

SHIPPER FALL, 1970

Sunparlour Greenhouse Growers' Co-op
Ollie Mastronardi & Sons Produce Co.

Armstrorng Produce Co.
Erie Prcduce Co,
Clifford Produce Co.

Howard James Produce Co.

Harrow Produce Co.

LOCATION %
Jeamington 0.3
Mersea TWp. 40.8
Ieamington 20.4
Ieamington 17.4
leamington 8.2
Ruthven L.2
Ruthven 8.3
Harrow 0.l

‘ 100.0

Source: Ontario Greenhouse Vegetable Producers!
Marketing Board: Production and Sales
Figures, p. 5, 1570, leamington.

i
!

Lt
P

Fhoto k. Lot 1, Concession 2, looking east frcm County

Foad 31. Much of the agricultural preduction of Mersea
Township is marketed through the Sun Farlour Greenhouse

Growers! Co-op, with distribution throughout Canada and
the United States.
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A croparison of total value of Ontario grown tomatces and cucunbers
in 1969 with those imported from the United States and Mexico during tbat
game year indicate that only 37 'per.cent of the Ontario and Quebec demand
is being met by Ontario grown crops. Thus there is room for _expansion
of the local greenhouse industry if it could becoms more cempetitives
However, any expansion 4n basic activity in the Ieamington-Mersea
Township area may result in the growth of Leamington and more urban sprawl
unless the growth is carefully controllefl so as to be in harmony with local

factors. Most productive areas should be protected from urban sprawl,

TBLE 12
FOREIGN IMPCRTS OF TOMATOES AND CUCUMBERS

INTO ONTARIO AND QUEBEC - 1969

CROP  SOURCE DEST TNATICN VALUE §
Tomato U.S.A. Ontario 2,999,000
" U.S.A. Quebec ),011,000

" Mexico Ontario 3,215,00
" . Mexico Quebec 3,381,000
TOTAL 13,606,000
Cucumber . U.S.A. Ontario 254,305
" U.S.A. Quebec 392,538
" Mexico Ontario 178,122
" Mexico . Quebec 261,743
TOTAL 1,086,768

Source: Ontario Greenhouse Vegetable Froducers'
Marketing Board: Froduction and Saies
Figures, ppe. 10-12,, 1¥70, Leamingione

POPULATION AS A SOCIAL DETERMINANT OF IAND USE IN THE TOWNSHIF

A study of the size of a population related to the overall dimension
of the physical environment supplies a basic yardstick for the estimation

of areal reguirements for various types of land use. When the time
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element 1s considered and future trends in population size are estimated,
these trends become the basis for estimating future space needs. In
addition, population distribution studies give an i.ndic#tion as to how
these total space needs should be allocated to different parts of the
area at any particular time.26
TABIE 13
POPUIATION GROWTH

MERSEA TCWNSHIP, LEAMINGTCN AND ESSEX COWNTY

1560 = 1969

ANNUAL % ANNUAL % ANNUAL %

YEAR ESSEX COUNTY RATE OF GROWTH LEAMINGTON RATE OF GROWTH TOWNSHIP RATE OF GROWT
1960 259,820 0.7 8,893 0.6 7,260 1.k

1961 258,218 -0.6 8,602 -3.1 75529 3.7

1962 256,400 ~0.7 8,939 3.8 7,700 2.3

1563 256,900 0.2 8,93k -0.1 7,735 0.5

1965 268,100 2.7 9,328 1.9 75947 1.6 |
1966 280,922 k.8 9,379 0.6 8,172 2,8 |
1968 292,500 1.0 9,538 2.0 8,699 3.3 |
#1969 293,133 0.2 9,700 1.7 8,991 3k

Source: Office of the Registrar General, Toromto, 1969,
: Mersea Township Municipal Office, Leamington,
1969, 1971
#Ontario Depertment of Municipal Affairs,
Ontario Population Statistics, Toronto, 1969.

Population growth in Mersea Township has not followed the same tempo
as that of Eésex County or the Town of leamington. Percentage increases
in population for the pericd 1960 to 1969 for the County and Town of
12.8 and 9.1 were substantially below that of the Township's increase of

23.8 per cent.
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In the Official Plan for the Leamington and District Planning
Area anticipated populations were based upon annual growth rates of
3 and 2.25 per cent for Ieamington and Mersea Township, respectively,
These rates correspond t6 the actual average gfowth rates in the

municipalities for the period 1941 - 1961,

TABLE 1
ANTICIPATED AND ACTUAL POPUIATICNS

LEAMINGTON AND MERSEA TOWNSHIP

1961-1969
* LEAMINGTON MERSEA TOWNSHIP
YEAR FRU3EGTEﬁ'113"KUTUIIT"ETFFEEENCE PROJECTED (2] ACTUAL  DIFFERENCE
1962 8,860 8,939 +79 7,698 7,700 +2
1963 9,125 8,93k -151 7,893 75735 -138
196k 9,398 9,152 -246 - 8,050 7,825 -225
1965 9,679 9,328 -351 8, »231 759U7 -28L
1966 9,969 9,379 -590 8 h16 8 172 =2l
1967 10,268 9,350 -918 8,605 8,118 -187
1968 10,576 9,578 -988 8,798 8,699 -99
1969 - 10,893 9,700 « 1,193 8,995 8 991 =l

(1) Projection calculated upon an annual growth rate
of 3 per cent.
(2) Projection calculated upon on annual growth rate
of 2.25 per cent,
Source: Office of the Registrar General, Toronto, 1969.
Official Plan: Leamingten and District Planning
Area, 1965. Mersea Township Municipal Office,
Iﬁammgton, 1969’ 1971,

In Table 1l differences between projected and actual populations for
Leamington and Mersea Township have been calculated for the period 1962-
1969. Neither Leamington nor Mersea Township have gained as many residents
as anticipated for this period except'for 1962 when the actual population

in Leamington exceeded the projected by 79 and in Mersea Township the
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excess over projected was only 2. By 1969 leamington had an absclute
deficit of 1,193 representing a 10.'9‘ per cent difference between antici-
pated and actual population whereas Mersea Township's absolute deficit
of )i represented less than ome-twentieth of 1 per ceﬁt,.

According to the Official Plan, Mersea Township will retaih its rural
character since most of the non-farm population will locate in the Planning
Area (See Map 7). Of the population that will locate in the Planning Area,
most wWill do so in the Ieamington Urban Area, namely, that portion of
Mersea Township. that is within one-half mile of the Town's boundary. In
1961, 33 per cent of the population of the Mersea Portion of the »
Leamington Planning Area was located there. By 1975, the Offical Plan _
predicts the Leamington Urban Area will contain LS per cent of the '
Ieamingtoﬁ Plarming Areat's popuiation. This will entail an absolute gain
of 910. In 1961 the popﬁlation density of Mersea Township was calcnlatgd
to be 2.5 per dwelling unit based upon a p.opulation of 7,700 ard 3,100
occupied dwellings. At this rate an additional 36L dwelling units will
be required in the Urban Area by 1975. A more modest increase of 390
persons is predicted for the remaining portion of Mersea Township within |
the Planning Area. This increase will necessitate the construction of an
additional 156 dwelling units. Thus, a total of 520 dwelling units in the
Mersea portion of the Leamington Planning Area will be required to accomo-

date the anticipated population increase. These 520 new dwelling units

‘will consume appreximately 150 acres of land in the Mersea portion of the

lLeamington Flanning Area.
The number of building permits issued for the construction of new
residences in Ieamington and in the Township is reflected in the growth of

population in these two municipalities (Table 13). The actual annual
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average number of building permits issued by the Town of Leamington for
the period 1961 to 1969 has been 34 whereas in‘thé Township the average
has been L6 for the three year period April 1, 1966 to April 1, 1969,

TABLE 16

BUILDING PERMITS ISSUED FOR NEW RESIDENCES

1

LEAMINGTON MERSEA TOWNSHIP
NO. OF UNITS NO. OF UNITS

1961 35

1562 Ll

1563 31

196} 22

1965 31

1966 31 k9

1967 : 3k L5

1968 26 L5

1. Records not kept by the Municipality prior to April, 1966.
Sources: Clerks, Township of Mersea ax;d Town of leamington, -
Municipal Offices, leamingten.

Total annual average construction for both municipalities has
necessitated the consumption of apﬁrcu:imately 21,5 acres of land. This
figure is based upon an.average density of 3.52,7 single family detached
dwelling units per acre,

Assuming a consumption rate of approximately 328 units per acre for
the Township, 115 new dwellings built in the Planning Area would have
consumed 38 acres or an annual average of 12.7 acres of prime agricultural
land. In the. remainder of the Township, beyond the limits of the
Planning Area, residential land consumption.has been considerably less

amounting to only 3.8 acres per annim.
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PROBLEMS IN THE STUDY AREA

Today the rural-urban fringe zone of the margin of Ieamington
is characterized by a mixture of rural and nrban characteristics. As
previously mentioned, this zone contains the most productive agri-
cultural land in the Township. However, in recent years urban sprawl
in the form of scattered resideﬁtial and strip commercial ::levelopmen‘l:.2
threatens to undermine this important economic base. Although '
_reconnaissance trips by auto were useful in estimating the areas already
devoted to non-agricultural land use, they underestima.tedl the degree
to which urban influences prevailed in the environs of Ieamington. In
order to determine the magnitude, extent and diffusion of urban sprawl
several less apparent indices were used. An analysis of the data and
maps compiled was useful in arriving at a rationale for the zoning
by-law,

INDICES OF URBAN SPRAWL

(1) Changing Ratio of Farm to Non-Farm Resident

The dsgree to which Mersea Township is coming under urban influences
js reflected in the increasing proportion of non-farm to farm residents.
Tn 1967 there were 1,115 residents who were either farmers owning or
farmers renting property in the Township. These in turn were exceeded
by 1,455 non-farmer residents as well as by 1,228 non-residents owning
property within the Township. This latter group represents cottage owners
along the Bast and West Beaches.

Thus, the ratio of non-farm to farm population in 1967 was 1.3 to 1.
In the three year interval 1967 to 1970 this ratio had increased to
1.8 to 1. -
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FARMER, NON-FARMER- AND NON-RESIDENT OWNERS
AND TENANTS OF PROPERTY IN MERSEA TWP. (1967 & 1970)

FIG. 3
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Should this trend continue there is a danger the Township
Council will become dominated by persons not having the same degree
of concern for agriculture as in the past. This in twn could result
in the primacy of agriculture being usurped and in a rapid deterioration
in agriculture and associated industries.

(2) Presence of Vacant land

Land speculation, in anticipation of land use changes from lower
to higﬂer intensities, may be rampant in the fringe zone around a town
with an expanding economy and population, In association with this
speculation are increasing land values. Where compact development is
not enforced, builders are often tempted away from the immediate
vieinity of the town, either because of some intrinsic attraction of
the site which they are developing or because the land adjacent to the
built uo area is higher in cost. As a result, unused spaces ‘ot vary-
ing sizes are left.'in the ﬁ"inge zone and are only gradually filled up.

Of the 56 vacant parcels of land . within Mersea Township in 1570
one-half ﬁere Jocated within 2 miles and 77 per cent were located
within L miles of Iesmington, In addi%ion, 17, or 30 per cent of these
lots were along highways 18, 3 and 77, the principal arteries leading
snto Ieamington. Of the 12 vacant lots along these highways to the
north and west, 8 were owned by non-farmers whereas only 2 of the 6 of
those along Highway 3 to the east were owned by non-farmers. The remaine
ing vacant léts were scattered throughout the Township. Of those persons
ander whose names these properties were assessed, 5 did not reside in
the Township or Town of leamington or Village of Wheatley. Only 23 of

the total were listed as farmers.
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This analysis of vacant lots suggests that land speculation along
prime routes may be operative in the Township.
(3) Frequency of Iand Transactions and the Diffusion of Iand Use Chsnge.

A valid zening by-law should not only reflect current land use but
also the pace and direction of land use change. Frequency of trans-
actions was found to be a significant index of land use change.

From the Township of Mersea Abstracts, data on all deeds and grants
. transacted during the decade Jan. 1, 1961 to Dec. 31, 1970 was collacted
and tabulated according to the date of transaction, size of parcel in
transaction, location of parcel according to concession and lot or part
thereof. For each of the transactions the éverage value per acre of
the parcel was computed. In order to be able to summarize the date by
quartile deviation the data was again tabulated by the number of trans-

actions and the number of lots as follows.

NUMBER OF LOTS BY CUMUIATIVE TOTAL
OCCURRENCE OF OCCURRENCE OF OF LOTS BY OCCURRENCE
TRANSACTIONS ' TRANSACTIONS OF TRANSACTIONS

4] 26 0
1 39 65
2 Lo 105
3 L2 W7
h 28 175

The four quartiles had values as follows:

Upper 8

Interquartils 5-8
3 -

Lover 3

In order to analyse the data cartographically the frequency of
gransaction by lot was plotted on Map 9.
The greatest frequency of transactions during the decade occurred

in those lots adjacent to or in close proximity to the Town of
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leamington, Village of Wheatley, or else along the main traffic routes
leading into Ieamington. Frequencies were also high along the East
and West Beaches. The largest area experiencing the fewest trans-
actions was northeast of Ieamington in the lots of Concessions VII to
XI. | |

In order to test the concentration of frequencies along major
highways and country roads the percentage gf all transactions in those

lots adjacent to these highways was determined as follows:

HIGHWAY NUMBER OF TRANSACTIONS NUMBER OF IOTS ADJACENT TO HIGHWAYS

3 k59 56
17 275 A 17
18 130 9
11 . 58 9
Pelee Drive 186 _9
1,108 100

Being in a recreation area, the 6 lcis and 286 transactions along

the East Beach were regarded as unrepresentative of urban sprawl in

‘the Townshlp and consequently were not included in the computations,

Of the 1,955 transactions exclusive of the East Beach area,
1,108 or, 56.7 per cent occurred in lots adjacent to these highways.
Yet, these 100 lots accounted for only 31 per cent of 323 lots in the
Township. |

This analysis combined with the previous observations on vacant
land suggests that accessibility to Ie'am:mgton is an important factor
in determining the direction of urban sprawl.

The following graphs 1llustrating the frequency of transactions
by Concession and lot in absolute values visuvally reinforce the preced=-
ing discussion. The abrupt change in the frequency in lots adjacent
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to Highway 77 in Concessicn VIII suggests that this point marks the
farthest northward diffusion of urban sprawl. Field observations
revealed a considerable decrease in land use intensity at this point.
The number of dwellings drops sharply, fields are much larger and
agricultural land is used for growing cash crops, especially grains.

Iots along secondary Township reads such as Township Sidercad 12
and 13 also experienced a larger number of transactions. Where inter-
sections of secondary roads with main highways occurred, the number of
transactions greatly exceeded the average of 6 per lot for the decade,
This was especially noticeable at the intersection of the Township
Siderocad between lots 232 and 233 of Concessicn North and South Talbot
Roads and Highway 3, County Road 31 and Highwvays 3 and 18 and Oak
Street west along the western periphery of Ieamington.

The overall pattern is one of increasing frequency of transactiops
from the nerth and north-east toward the south and southwest with
greatest intensity in the lots around the periphery of ILeamington, along
the main highways and intersections of highways as well as along the
East and West Beaches, However, the pattern is discontinuouz with some
lots experiencing very few transactions even though near Ieamington.
This inconsistency is indicative of the haphazard nature of urban sprawl,

To assess the diffusion of urban sprawl in the Township by temporal
periods, the decade Jan 1, 1961 to Dec. 31, 1970 was divided into three,
forty-month intervals as follows:

Temporal Peried

A January 1, 1961 to April 30, 1964
B May 1, 196k to August 31, 1967
c September 1, 1967 to December 31, 1970

-6l -
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For each of the Concessions the total number of transactions
was listed for each of the temporal periods in the following manher

in order to determine the overall trend in land use change:

| TABIE 17
TRANSAGTIONS BY CONCESSIONS

AND TEMPORAL PERICDS

- CONCESSION TOTAL TRANSACTIONS PER TEMPCRAL PERICD
A B¢
D g2 10 8
c 7n L3 c8
B 73 53 59
A L1 37 L5
1l 131 8L 72
STR 66 S3 o
NTR 62 53 Sh
2 1 80 68
3 30, k2 hl
k L6 Lo 3L
S sh L5 37
6 - 29 37 32
7 3L L8 L8
8 35 29 32
9 21 16 9
10 16 20 8
1 r s 8
TOTAIS: 91l 712 668

Source:. Mersea Township Abstracts
Essex county ﬁegﬁfry OfTice.

Fach of the Concessions was again listed, divided into lots and
frequencies of transactions were tabulated for each by temporal periods
in order to conduct a more rigerous analysis of the diffusion of land
use change. .

Dwring 1961 to 1971, total frequency of transactions from temporal




Periods A to C decreased by 26.9 per cent with decreases most
pronounced in Concessions 1, 9, 10, 11 and D. Here percentage decreases
of 45, 57, 50, 33 and 85 respectively were experienced. Of the total
decrease, 22.1 per cent occurred between the first and second temporal
periods. The only significent increases of 37, 10 and 41 per cent

were experienced in Concessions 3, 6 and 7.

The overall decrease may be due to a variety of factors not.
necessarily related. The initial period of cottage development along
lake frontages during the first temporal period has ebbed, This is
especially noticeable in lot 23 of Concession 2, lot 21 of Concession D,
Jots 12 and 21 of Concession C and lots 11 and 21 of Concession B. Only
infilling. of remaining parcels is now occurring. In addition, data
obtained from the Township Abstracts reveal that recent values of .tr'.ans-
actions are much higher then during the first temporal period. This
suggests an increasing proportion of sales'of developed sites as compared
to sales of former undeveloped sites. '

Agricultural instability due to low market values and increasing
production costs has made farming less desirable as & means of livelihood.
cbnsequently the demand for agricultural properties has diminished
resulting in fewer sales,” In addition, as the total number of farms
decreases there should be a corresponding decrease in the number of farms
. offered for sale unless outweighed by other speculative factors. In
order to assess the diffusion of land use change in those lots adjacent
to major tramsportation routes the data was tabulated by Concession, lot
and temﬁoral period. For Highway 77 the data was tabulated as

followss
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TRANSACTION BY IOT AND TEMPORAL PERIOD

e
o
-3
o

LOT?

CONCESSION .\ B T 7 .3 B [
3 8 12 )

b 13 8 b 19 15 16

5 19 U 13 12 6 7

6 1l o] 5 S 7 3

7 9 8 1 3 2 h

8 2 6 1 1 3 3

TOTAIS: by 36 k3 ho 33 33

Transactions associated with lots 6 and 7 along Highway 77 of
Concessions 4 and § were more frequent during the first temporal period
whereas frequency was greater during the last temporal periond in

Concessions 6, 7 and 8.

The procedure outlined above was also used for assessing diffusion

by temporal periods along Highway 3.

TRANSACTIONS BY LOTS AND TEMPORAL PERIODS

L

CONCESSION 0TS 1 2 3 g
2 A B ¢ A B ¢ A B ¢ A B ¢c A B ¢
20 5 4 1 1 8 5 6 6 123 12 5 3 2
" Highway 3
CONCESSION 10TS 1 . 2 3 L g
1l A B ¢ A B ¢ 2 B B B ¢

" C A C A
15 12 6 28 22 1 3 5 L4 O O O 13 O 9

Some increases in the frequency éf transactions occurring in

_é Concessions 6 and 7 during the latter part of the decade may be attributed
to a wave~like diffusion of urbanization especially along Highway 77. A4e .
the most accessible parcels of land are served and developed, frequency

of transactions ddminish there, but in twrn increases in less favoured




plots farther removed from leamington.

This wave-like pattern comparable to Boyce's precession—waveBl is
also noticeable along Highway 18 in Concession 2 (see previous chart).
However, here the most accessible and desired parcels for development
are associéted with two poles, one adjacent to Ieamington, the other
adjacent to the intersection of Highway 18 and the Mersea-Gosfield South
Townline. With the development of these two extremities during the initial
temporai period, the waves of development are now moving towards the

intermediary sites with only occasional infilling in Iots 1 and 5,
(4) Traffic Flow and Ribbon Develorment

As might be expected the intensity of land use in the District
Planning Area is to a considerable extent manifested in the traffic flow
within the Township. Annual Average Daily Traffic (AADT) is heaviest
along main arterial roads in close preximity to leamington. In the
1967-1968 period both Highways 77 and 3 east of Ieamington had AADT
counté of almost 4,000 vehicles whereas Highway 3 from the western
limits of Ieamington to tite Gosfield Soﬁth Mersea Township line was
experiencing a 110 per cent higher AADT count during the same period, In
comparison, collector roads servicing these highways had very smail AADT
counts, As the intcnsity of land use aiong these highways increases AADT
will increase proportiocnately.

Already uncontrolled ribbon development has manifested itself along
the same route. In the three year interval from March 15, 1966 to
June 30, 1969, twenty-one new dwellings were erected on lots adjacent

to Highway 77 in Concessions 3 to 7 inclusive, A very noticeable example
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of ribbon development now occurs along Highway 77 between Mersea Towne
shif) Roads 4 and 5 where incompatible commercial enterprises such as
écrapyards have been intermingled with residential land use without
adequate screening or buffering, thus producing an unattractive example
of urban sprawl. The extent of this development is illustrated in

Maps 1 and 15, To compound this problem, Highway 77 with a 50 mph speed
limit, three-foot shoulders and paralleling drainage ditches has become

"a highly hazardous route., Each additional building permit issued for

this portion of ‘the Highway adds not only more traffic but additional
points of egress and access to these new -developments. This increases
the hazard for 't';hrough traffic and hastens the deterioration of a

prime arterial road. Should traffic continue to increase, as it surely

must without development restrictions, it might become necessary to widen

~ the highway. This would necessitate the purchase of expensive residential

and commercial frontage. In & number of cases additional loss of
residential front yard footage would result im an intolerable noise and
hazard situation.

~ Urban incursions into the Township have tended to follow the main
arterial routes which provide rapid access to the Town of leamington,
They have also followed the distributional pattern of installed water
and gas mains, The proposed extension of water mains (Map 12, p. 7h)
will only hasten the influx of non-agricultural land use and the
destru_ction of farm land in these areas,

As glready noted, ridbbon development has occurred and is intensifying

in lots along main transportation routes such as Highway 77. Areas

73 =




ROCHESTER TILBURY W.
[rocezen 1/ ] 1 |
/ xn/ | /
/ - )
. N Oaxland /
= / IX
o Albung| 3 [ + s . r . » 0 " L3 o " L " " " n ar 28 4
o
§ A ) vm/ / a
g ™~ Goldsmim §
~ Z g

GOSFIELD

S.

Seesevensnnsen

MERSEA TOWNSHIP

MAP 12 WATER MAINS

Existing Mains

Proposed Mains

 gcale. Diometer of Mains
in Inches

Flow ttrms—p

So.wn: Township of Mersea Municipal Office,

Vf

June, 1969.

AT PP rr T

- e -

COUNTY -
OF
ESSEX

290 o 1400 4R00C
CIONC R —
1100 ENT)

Scale in Feet

| f MERSEA

.7&-

MP - 1969

SRS OO SO M AU U




. | RocHESTER 11 | musury w. | o |

x|

"

s e S = aee
»~

/

3 . Coklond:i /

. = / IX
\{T n 1bismo) 3 . ’ L] » L4 3 3 " '} " ” » - 0n n &0 2 4
; -
y wl i . /
= i il / u
hd <
o % { Naswood Goldamin =
Q
x

B
MERSEA TOWNSHIP
MaAP |3 GAS MAINS . » TOWNSHIP OF
C
| N MERSEA
- cale: Diameter of Mains
in Inches COUNTY °
. o oF
. - ' ESSEX
2400 [+] ;ooitm,m:
L Source: Union Gas Company. locminglon.,lluly. 1969. Scale in Feet
’ T TP <1969
’ «75 =

,,,,, i e e e e - S - . R e a5 5,



TOWNSHIP OF MERSEA

A - RIBBON DEVELOPMENT
A JULY, 1969
Mersea Twp. R - Juty, 1196
road 8
) —— g
R C
—l . J P R
C
R R
A =l
P R
A
N Ak
n
=
R N
. N
A
LEGEND
LAND USE
A Agricultural
C Commercial
0 200 400 .
T B P e 00 R Residential
Scale in Feet
P Public

MAP 14

-7 -




I

Mersea Twﬁ C TOWNSHIP OF MERSEA
road 5 RIBBON DEVELOPMENT

A JULY, 1969

>
:ul o
VAREOTH

A
=

LEGEND
LAND USE

A | Agricultural

A
R |
C
R
R C Commercial
C P R Residential
| A P Public ;
R .
R
A
A .
______l\/ 0O 200 400
' B3 S f TR e e O e S

Scale in Feet
wersea Twp.
road 4 .

MAP I5

-7 -




such as this have also been experiencing the highest frequencies of
transaction. With urban-type incursions former agricultural land is
being separated off as smaller parcels and converted to land use at
"igher intensities”. |

Tt is hypothesized that where agricultural land under urban influences
experiences the greatest frequency of transactions, this land is under-
go;ng .a transition from rural to non-rural land uses. Consequently these
smaller parcels will have higher land values per unit of area (i.e acre)
in transaction than those parcels that are to be retained as farms.

To test this hypothesis, the ‘size of parcels ~transac£ed was correlated
with the valﬁe of these same parcels. Of the 2,241 transactions in the
Towngship during the period January 1, 1961 to December 31, 1970 only
949 or.2h.5 per cent could be used because of jnadequacies in the data.
The remaining transactions listed in the Al;stracts did not provide
either size or value data for the parcels entering into transaction. For
each of the 549 items used, a random mmber32 was applied and a 5.9 per
cent sampling 3- provided a sample size of 132 observations with a sample
error of * 8.5 percentage points and a confidence of 95 per cent. The
value for each obsemtior; was then computed in dollars per unit of
aprea (i.e. acre). ‘

In order to establish how close the relationship is the individual
values for parcel size and parcel value were graphed. The results of
the first scatter diagram (Figure 8) proved inconclusive due to extréme
values being plotted. After replotting the same values on three cycle
jogarithmic paper (Figure 9) an inverse relationship between the two

factors was apparent. A correlation analysis based upon these same
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absolute values gave & product moment correlation coefficient of
~0,29. In order to determine ths probabiiity of chance occurrence of
this coefficient a correlation significance test35 was applied to give
a "+" value of 3.6L4. By referring to the Student's "3v graph36 it was
observed that the possibility that this coefficient could have occurred
by chance is less than 0.1 per cent. According to the graph of
sigﬁiticance levels for correlation coefizicients using the Studentts W4
distribntion37 where 132 pairs of items are compared giving 130 degrees
of freedom, a correlation coefficient mus£ be either above +0.18 or
below ~0.18 before it can be statistically significant at the 95 per cent
confidence level, In this study the correlation coefficient is even
significant at the 99% confidence level. This points out that there is
an inverse relationship between the size of parcel in transéction and
the values of the transaction per acre. As the size of the parcel transe
'acted decreases the value per acre becomes greater, It is sugges'ted that
transactions involving less than 1 acre are probably being converted or
are already noﬁ-ﬁgricultural in use, Conversely, those parcels 10 acres
or greater are still used for farming, Since few parcels of 1 to 10 acrss
in size are being sold, it suggests that these parcels are too large
and therefore too costly for mon-agricultural use yet too small for viable
"farm units unless intensively farmed, .

Once the regression line equations were determined, points were
fitted onto the initial scatter diagram and regression lines drawn. These
were found wnsatisfactory. This may be due to the extreme range of

values of the data used, Many very small parcels with very high values
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and vice versa, as well as relatively few parcels from one to ten acres

being transacted resulted in lines with very poor fit., It would

appear

that a curvilinear function would better fit the relationship but it

was felt that this would entail a new study.

Photo 5. Lot 7, Concession & , looking northeast across

[

Provincial Highway 77. This scene shows a residence (right)

abutting a farm implement dealer. The total of the side~
yard setbacks of these two buildings where they abut does

not exceed four feet. Residences and other commercial uses

have sprung up along this major artery in the form of a
ribvbon. Three foot shoulders, drainage ditches along both
sides, increasing nunbers of access and egress points as
well as a fifty m.p.h. speed limit have created a hazard
along this right of way.
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Fhoto 6. Lot 7, Concession ki, looking across Provincial
Highway 77. A portion of the ribbon development along
this major artery is shown. The previous lack of restrictions
has resulted in an unappealing strip of mediocre housing,
jrregular set-backs and mixed land uses. In the above example,
a residence and a scrapyard abut each other without adequate
screening or buffering.
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Photo 7. Iot L, Concession 2, looking north across Oak :
Street West. A small section of the area bounded by Talbot
Road West and Oak Street West reveals a lack of zoning as
agricultural, residential and commercial land uses are
juxtaposed and intermingled in this portion of the Township.
In addition to the residence, greenhouses and fuel depot
gshown are service stations, motels,restaurants, car wash

establishments, as well as electrical contractors and various
other commercial enterprises.

(8) Surface Mining
' The ever-increasing demand for aggregates in the construction industry
in the County and Windsor has compounded the pressure on prime land in
the District Planning Area. Within the past three years, two additional
pits have commenced in the Township.
Surface mining for sand and gravel within the Township is primarily
concentrated in a north-south strip in Iots 1 and 2 of Concession 2, 3
and 5, The only significant exception is in Iot L of Concession 1 where
a new operation has recently begun. This mining strip lies within the

most highly valued agricultural lands where greenhouse and tender fruit
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farming is associated with the fine sandy loams of the Tuscola variety.
The lack of regulations in the past requiring operators to conserve
top soil and rehabilitate mined-out areas has resulted in substantial
acreage being spoiled for any type of use other than garbage disposal,

(6) Growth of Subdivisions and Demands for Services

" Although most building permits issued have been for scattered
construction in the Plahning District, especially along main arterial
highways, some clustering of residential development has occurred notice~

ably in the Wilhelm subdivision of Iot 5 of Concession 1 and in Lots 5

_and 6 of Broken Front Concession. In the former instance, the subdivision

was developed on’'the southwestern flank of the Town of Ieamington in the
Planning District. Again this development was upon prime agricultural
land. Although fine bricked single family detached residences were built,
services such as paved roads, curbs, sidewalks, street lighting, sanitary
and storm sewers were not included. Pollution from septic tanks on
minimum-sized lots could create a serious problem in the future despite
the porosity of sand beds. This situation is not as serious in Iots S
and 6 of Broken Front Concession since individual lots are substantially
larger.

| In the future, these types of developments, lacking in adequate
services, may impose undue strains on the financial and administrative
resources of the Township as pressure is brought to bear for improve-
ments., An immediate financial strain results from the cost of educating
the influx of school-age children associated with those subdivisions
mentioned previously. These additional costs must be borne in part from
inereases in assassment upon farm properties. The gravity of this
situation can be appreciated with the knowledge that the servicing costs
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Photo 8, Iots land 2, Concession 2, looking east from
Township Road 3. In the foreground is a surface mining
operation for sand and gravel associated with an inter-
lobate moraine., In the background are the remains of a
peach orchard which at one time extended to include the
area in the foreground. Several tobacco kilns are also

'visible.
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Photo 9. Iots 1 and 2, Concession 2, looking northeast

from the Chesapeake and Ohio Railway overpass. An

Extensive portion of the valuable orchard, specialty crops

and greenhouse lands have been defaced and lie unproductive

due to unrestricted surface mining,
for an acre in the Town of Leamington in 1966 were estimated to be

39 -
$8,000,00. '
In 1971, # consulting engineer's report to the Township Council
estimated the cost of installing a 6" diameter watermain to service
100 properties in parts of Iots 22 and 23 of Concession 2 as $62,279.00
a% an annual interest rate of 9 per cent to be amortized over 10 years.
Even before any properties could be serviced 2,000 lineal feet of the
total length of 6,953 feet would have to be installed in order to commect
0

with existing mains,
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Photo 10, lot 6, Broken Front Concession (1), This sub-
division shown overlooking Pigeon Bay has been developed
as one of the finest residential districts in the Town-
ship. .
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Photo 11. Lot 5, Concession 1, looking toward the Wilhelm
Subdivision, example of urban encroachment into the valuable
agricultural land adjacent to leamington. The loose surface
roads, lack of curbs, drains, sidewalks and streetlights all
sugzgest previous minimal restrictions upon residential
development of this type in the Township.

(7) Recreational Iand Use

Use of land in Mersea Township for recreational purposes, especially
of the summer cottage variety, has gravitated ;‘.o areas with lake frontage.
All of the 23 building' permits issued for cottages between March 15, 1966
and June 30, 1969 were for sit.eé along the East and West Beaches of the
Township. Of the total permits issued, 16 or 69 per cent of the cottages
were to be built along the East Beach especially in Lot 23 of Concession 2
and Lot 21 of Concession C. This emphasis is indicative of construction
which has occurred in the past. The West Beach which has been readily
accessible via Point Pelee Drive and Robson Road, has long been built wp

to the point where recent permits issued are for infilling of a few




remaining sites. This infilling is evident in the dispersed locations
of new sites shown on Map 1l. Conversely, sites for new cottages on
the East Beach tend to be clustered,

In recent years a number of cottages have been winterized for year-
round use. This trend could trigger a serious sanitaf{ion'problem since
many of these cottages are located on lots below the minimum standa:viz
as recommended by the Community Planning Branch in consultation wig:
the Ontario Department of Heaith. In 1969 the 61 coftages located in
Lot 12.0f Concession C had an average building lot area of 7,1h1 square
feet., Any additional cottages along this strip would reduce the average
Jot area well below 7,500 square feet, the minimum building lot area
for dwellings with a public water supply (See Table 18).

In addition, a high 1ake‘ Jevel combined with frequent turbulent
weather with strong onshore winds such as experienced during 1969 could
raise ground water levels sufficiently to inhibit the proper functioning
of septic tanks, Furthermore a permanent population could pressure the

Township Council to provide additional costly services such as improved

roads, watermain and schools especially to the East Beach area where these

are currently not available.

~One construction company owning approximately 105 acres of lake
frontage of 3,500 feet and depth of 1,500 feet located on parts of
lots 22 and 23 of Concession 1 at the mouth of the Hillman Creek, has
attempted to have this area of marshland pre-zoned recreational land for
campsite development despite the problems mentioned previously.hl

A portion of the mouth of the Sturgeon Creek has already been

developed as a harbour for small pleasure craft, On this tract of low-

090-



lying f1at land adjacent to the river, buildings have been erected to
f£it the neéds of those enjoying this form of recreation. Although
considerable river bank frontags further upstream still exists for
| additional marina-type development, the flat land and high water table
will create problems for surface and subsurface drainage as well as

sanitary waste disposal.

Photo 12. Iot 11, Concession B, looking north across the
mouth of the Sturgeon Creek. Although the southern part
of the Creek's mouth has been developed as a marina as
showr, a considerable area still exists along the banks for
forther recreational land use. '
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Photo 13. Lot 10, Concession B, looking southeast along the
lake Erie Shore. The shore area from leamington southward

to Point Pelee National Park has been developed for recref.oion
jn the form of cottages. Interspersed amongst the cottages
are a significant number of permanent residences or cottages
which have been winterized for year-round use. Many of the
cottages especially to the south do not meet the minimal lot
requirements for septic tank beds.

THE STATE OF PIANNING AND ZONING IN THE
DESIGN. REA

A spirit of co-operat;ion and willingness to work together are

necessary if adjacent municipalities are to resolve the many natural

‘problems extending beyond their individual limits. This spirit was

demonstrated almost ten years ago by the Tcwnship and Town of

Ieamington upon application to the Minister of Municipal Affairs to have

a joint planning board and designated planning area approved. On May 30,

1962, the Ieamington and District Planning Area was defined by the
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Minist;er 'to include the whole of the Town of leamington and part of
the Township of Mersea (Map 7). . .

In due course the Joint Planning Board retained the services of a
consulting firm to prepare an official plan for the designated Planning
Area. On February 26, 1965, the Official Plan of the Ieamington and
District Planning Area was approved by the Minister pursuant to
Section 12 of the Planning Act.

| The Plan established to serve as a guide for official policy and

public action in the development and redevelopment of the Planning Area »

highlighted certain problems, The Plan mentions that the urban growth
of Leamington has spilled over its municipal boundary in the form of
ribbon developments. The spillover is in all directions into the
surrounding highly prosperous and productive agricultural areas .he '
Recognition of the importance of agriculture.to the economy of the area
is also made by noting that the major industries (canning, tobaceo
processing, farm produce collection and distribution) existing in the area
would continue and that some would expand in size and number.hBParbicular
recognition is given to the importance of greenhouses in the economy of
Ieamington and the need to refrain from hindering in any way the
operation of existing enterprises .hh_ Thus, the agricultural industry
was to be protected by the Plan from urban encroaﬁlsment in the rural area
since this is the backbone of the area's economy,

To implement the Official Plan of the leamington and District

‘Plamning Area as it applied to the Town of Ieamington, the same consulte

L6
ing firm was retained by the Town Council to prepare & zoning by-law,

No similar course was followed by the Township. However, the Township
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Council had passed By-law Ne. 2360 on August 1, 1963, designating the
lands within the Township under subdivision control so as to prevent
conveyances or grants without the approval of the Department of
Municipal Affairs. Despite this course of action, urban growth has not
been contained within the Town's borders and has continued to spill over
into the surrounding agricultural lands of the Township,. ‘.

Finally, a consultant was sought to prepare a zoning by-iaw for the
Township,. Thié was prompted by inereasing pressure from both private
:Lndividua]is seeking permission for urban-type developments such as
residential subdivision or conversions of cottages to permament year-round
useh? and by pressure from the Department of Municipal Affairs to prepare
effective legislation such as a zoning ordinance to curtail urban sprawle

Since a large portion of the Township was excluded from coverage by
the Official Plan, two courses of action could be followed, Either an
amended Official Plan could be prepared encompassing the entire Township
followed by an approEgiat'e zoning by-law, or a status quo zoning ordinance
could be formulated.

The latter course would regulate all land use and thereby make it
mofe difficult to convert agricultural land into other uses. This course
would also provide Township Council time to proceed with the preparation
of a new or amended official plan as well as time to pass a suitabls
zoning by-law encompassing tﬁe entire mmicipality. The goning by-law
included in this paper has been designed for the latter purpose.

Although the Township Council has accepted the proposed status quo
zoning by-law in knowledge that it would be acceptableh9 to officials

in the Department of Municipal Affairs, it has not seen fit to seek
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approval from either its own citizenry or the Ontario Municipal Board,
Indications are that the assistance of a consultant was sought in part
to appease officials in the Community Planning Branch., Once Ieamington
was successful in its annexation bid of LOO acres, ggfective January 1,
1970, the Town could direct residential development into this area.
Thus the pressure on Township Council from the Department of Municipal
Affairs to control the growth taking plgce in the Township has been
momentarily relieved by loss of j\n'isdidi;ion over a sizeable portion of

the Township,
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CHAPTER III

ZONING MERSEA TCOWNSHIP

THE ZONING BY~-IAW
ITS LEGATL BAGIS AND PURPOSE

Under Section 92 of the British North Americe Act the Provincial
legislature was given almost exclusive authority over all cemmunity

planning. In turn, the Ontario legislature through the :lnstrmnent of t.he

. Planning Act had permitted a municipality or a group of municipalit_.ies

to organize themselves as a planmning area and to appoint a planning
board with the intent of preparing a program or plan for future develop;
mente.

| Once a plan has been adopted by the council of a municipality it
becomes "official" upon approval of the Minister of Municipal Affairs,
The next step is to ensure the realization of the intentions of the
official plan. This is accomplished by action of by-laws or other legal
devices and public works. In this regord no by-law may be passed for
any purpose that does not conform to the Official Pmn.:l |

The purposes of a zoning by-law are many and varied. According to

a statement accompanying & model zoning by-law prepared by the National
Research Council in 1939, "zoning regulations have a two-fold function
in any community - first, the provision of adequate 11ghting , ventilation
and general amenity of living conditions in any building; second the
general control of occupancies 1n any area so as to eliminate undue
depreciation of any structure brought about by undesirable adjoining
occupancies thus preser;ing the investment of the owner and the taxable

value of the property'.
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Other specific benefits accruing ‘from zoning by-laws have been
described as the control of population density in order to eliminate
such undesirable conditions as overcrowing in schools and traffic
congestion, and the separation of heavy industry from residential areas
in order to eliminate heavy traffic which may cause danger and create a
disturbance .3

Pferhaps the purpose of a zoning by-law is best expresséd by E.A. Levin
when he suggests that there is a two-fold-purpose behind zeziing. It has
both a preservative and a creative aspect. On the one hand, soning seeks
to preserve those elements in the physical environment which the comniunity
finds. desirable, where they exists and on the other hand,»zoning seeks
to create t_hose elements in the ph&sical environment which the community:
finds desirable where they do not exist. A1l other specific purposes’
derive from these, and it is the choice of what is considered desirable
that accounts for the differences in zmoning practice between one community
and zamm;her.h

AA soning by-law, however, is only as effective as its édminiﬁtration.
The haphazard and illeinformed application of zoning standards often
destroys rather than creates values. Such administration is very short-
sighted. It can negate the advantages of proper zoning and turn a
citizenry against it., Therefore, to be effective, a zoning by-law, once
fully understood and approved, must be supported by municipal officials,
civic leaders and citizenry in general.6 Those specifically entrusted with
administration must alsg take steps to have competent persox:mel7 apply and
enforce its provisions, Although the by-law is intended for the publie
good, it is generally accepted that no individual shall suffer under

hardship for the public good, and to ensure this there are scmetimes ‘powers
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of relaxation given to the by-law administrators as well as the right
8
te appeal before a board of appeal.

BASIS OF AN IDEAL ZONING BY-LAW FOR MERSEA TOWNSHIP

In zoning rural-urban fringe areés the usual basic dilemma is how
to accommodate an expanding urban settlement with a prosperous agri-
cultural hinterland. How can space be organized and allocgtad to these
two incompatible land uses both quantitatively and locationally? This
question is still largely unresolved. Hewever, attempts to resolve this
dilemma must depend on the degree of knowledge of spatial dimensions and
the inter-relationships that exist between them.

‘Normally the first step in zoning land for various uses is the
determination of the location, size and characteristics of existing land
uses. This data is then supplemented with information regarding the

location of potential similar land uses and the potential market Tor each,

Once this information is available and carefully assessed in the ‘light of
poliéies and objectives set out in a logical official plan, sufficient
land is prezoned for future expansion. Used in this way zoning can Se a
guide to future growth.

In zoning Mersea Township this ideal could not be achieved. Since
urban sprawl had not been halted by instrument of subdivision control,

only a restricted area or status quo zoning by-law was permissible, As a

result the zoning by-law largely reflects current land use.
Residential land uses were minimized and only infilling of remaining
parcels of land permitted., In order to conserve the finest residential

areas from incompatible commercial uses, two types of residential land
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use were established. One included those ribbons of development along
the main highways and in hamiets where a nixture of residential,
commercial and other non-agricultural land use was operative, the other,
a scenic and exclusively residential area overlooking Iake Erie in

Lots 1, 2, i, 5 and 6 of Concession A, In this latter instance only
single-family detached housing was permitted in order to be in harmony
with existing land use. These two zones were labelled Rurban and Resort

Residential. In zoning any municipality it is inevitable that local

politics will be operative in the decision-making process and will
influence to some degree the final zoning legislation. This was the case
in zoning Mersea: Township. During conferences held with the elected
representatives of the Municipal bouncil,- modifications to be proposed
gzoning had to be accommodated in order to appease various interest groups
within the Township. For example, in the initial draft of the zoning
map the allocation for the Resort Residential zone was less than in the
final draft. Originally an intensive agriculture area involving green-
hou'seg had been excluded. However, dus to the request of the owner of this
parcel of land and the desire of some coun¢illors s> the land use map was
modified to incorporate this parcel.

"Alth_ough new residences were to be kept fo a minimum the legitimate
needs of retiﬂng farmers were also 1nciuded in the by-law under
Section ko3 (p, 131). -

An ideal zoning by-law should allow little pre-zoning of industrial
and commercial land since there is no guarantee that the allocation of
Jand designated for a particular use will be taken up, In some instances
the pre-designation of land as industrial or commercial, renders the land
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sterile. Pre-zoning may also provide speculators with windfalls,

For the Township allocation of land for commercial use was again
restricted to reflect current land use and permitted uses were those
designed to serve the motoring public. This was in keeping with the
policy as stated in the Official Plan that lLeamington would "remain the
singie major retail centre within the Plamming Area."n

The Sturgeon Creek Area which was recognized for its potenﬁia'l as a
har'bdur and tourist facility]z was designated as a Resort Commercial
Area. Initially only one~half of this area indicated on the zoning map
was allocated for this use, Again, an accommodation ﬁas necessary.
Representation to both the Reeve and Councillors by two résidents resulted
in a request i;hat. the area be enlargéd to include abutting lands, This
area is vei'y f1at in character with a high water table in the land
surrounding the Creek. Because of this poor surface and subsurface
| drainage, saﬁitary wasté disposal problems‘could result. However, once
the County Medical Health Officer approved of additional development,
sanction was granted,

Zoning is one of the first steps a municipality can take to brake

the further misuse of agricultural land. Prime agricultural land, the

product of many years of natural and human processes, is irreplaceable,
Once developed, it cannot easily be restored to its original state.

. | The southern part of Mersea Township has been the most intensively
.farmed for more than a century. This area characterized by light-textured
sandy loams today supports a prosperous farm population,

Tn zoning the agricultural land two major soil groups, reflecting
diffe.ring agricultural practices and levels of intensity were recognized,

Unfortuately the more desired lands by farmers, the sandy loams, were
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adjacent to Ieamington and claysv further removed. The contact line
between the two soil groups was to have been the line of demarcation
between the AX and A2 Agricultural Zones (Map 139); The eventual line
drawn represents a compromise among four factors; soils, intensity of
agricultural land use, political expediency and the historic survey grid, .
In some places the line of compromise poorly represents both the intensity
of agricultural land use and soils., This is especially notable southeast
of Ieﬁmington Where adjustments had to be made to appease one councillor
'who felt his neighbowrs would disapprove if not included within the Al
Zone, The demarcation line also deviates. substantially from soils in .
order to accommodate the realities oif land tenure based upon the former
survey grid. This resulted in the line following many lot and concession
lines in order to preserve farm units, .

To discourage farmers from splitting off small parcels of land for
non-agricultural use, minimum lot arecas of 10 and 25 acres were designated
for the Al and A2 zones respectively. It might be argued that these |
values should be reserved in ordér to preserve the prime ag;‘icultural area,
however it was suggested that the high cost of farm land and the need for
smaller units of agricultural land due to the intensity of farming the
minimum lot area of 10 acres should prove to be an effective control on
urban sprawl,

To test the relative concentrations of various factors (Table 19)
in the two agricultural areas location quotients for each factor were
calculated. In the case of the Agricultural Al zone a completé
concentration would yield a L.Q. of 2.50,
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TABLE 19

TIOCATION QUOTIENTS# OF SELECTED ARFAL
DISTRIBUTIONS INDICATING REIATIVE CONCENTRATIONS
BY ZONES IN . MERSEA TOMNSHIP | T

LOCATICN QUOTIENTS
' NO. IN "AGRICULTURAL NO. IN AGRICULTURE
TOTAL Al ZONE Al ZONE 12 ZONE A2 ZONE

61 Class¢ 1 Farms 57 2.3k b J1
86 Class 2 Farms 68 1,98 18 35
78 - Class 3 Farms 25 .80 o3 1.12
"9Y Class ) Farms 19 52 72 1.30
2241 Transactions (1961-1970 '
inclusive) 79 1.43 . 962 o71
sy Vacant land (1970) 1.70 18 «53.
L7 MNew Greenhouses hh . 2435 3 T W11
72 New Corn-cribs, Granaries,
Silos | 23 o79 L9 1.13
52 New Barns and Sheds 23 1.10 29 «93
L New Tobacco Kilns 3 1,88 1 A2
7151 New Dwellings 127 2,11 26 . +26
5 Sand and Gravel Pits 1970 5 2.50 0 0o
8 Farm Product Processors
and Distributors 6 1,88 2 L2

# Based upon Lorenz Curve

#% Classes of farms are based upon the assessed values as indicated
in Map 6. Class 1 farms have highest assessments; Class 4
lowest.

As expected the results reveal a very high concentration of Class 1
and 2 farms, new greenhouses, tobacco kilns, sand and gravél pits, new '
dwellings and farm product processors and distributors in the Al Agri-
cultural Zone. Conversely Class 3 and L farms, new corn cribs, granaries
and silos are concentrated in the A2 Agricultural Zone. The results
indicate that the line of delineation 6f agricultural zones as drawn is
suitable for its purpose.

A zoning by-law should deéignate land use zones which are intermally

harmonious. Ideally these zones should also be in harmony with those
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land uses designated in ordinances of adjacent municipalities, -Through
telephone contacts it was diﬁcovered that out of seven municipalities only
Ieamington had such an ordinance. An émpirical study of aerial photo-
graphs and reconnaissance by automobile suggested that zones designated
for Mersea Township should harmonize with the similar land use practices

in the adjacent communities.

« 109 -




UGS B e e e e A L R e

-SUMMARY AND CONCLUSIONS

The gradual transformation of land to rural non-farm use in Mersea
Township is by no mahs unique to this municipality. A great deal of
what has and will continue to occur is being experienced throughout the
Province, As the population in the County. Town of Leamington, and the
Township continues to increase, more land will have to be devoted to
urban uses, even if building were to be at higher densities, However,
continued unrestricted urban development will only increase the already
deplorable examples of urban encroachment along the hiéhways and further
reduce the efficiency and safety of traffic arteries and add to bligﬁt
ju:tlbeginning to mar the ‘landscape.A This situation is all the more
deplorable since the influx of urban oriented persons is onto prime
agricultural land in close proximity to the amenities associated with
the Town of Ieamington.

, .Hersea Township is currently neither equipped for nor capable oi" '
providing and maintaining necessary urban services such as piped water,
sanitary and storm sewerage, street maintenance and schools for an ever
m;reaaing urban-oriented population.

Should improved standards of services be demanded, higher costs will
result and these will be paid for not by the non-rural population but by
garmers and other rural taxpayers. Agriculture, the mainstay of the economy
‘wi li suffer.

Since urban-type development is inevitable, the Township Council
should attempt to determine what type, where and wider what conditions
these developments should be permitted. The answers to the questions,

will to a 'great extent, determine the quality of the environment to which
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the majority of the Township's inhabitants will be subjected in the
future.

What is needed now is a pause in urban encroachment in order to
provide time for the Township to assess the situation end prepare either
an amended or new official plan which would include the remainder of the
Township currently excluded from the Ieamingtonvand District Planning
Area, Following this; appropriate land use gzoning regulations should be
prepared to implement the policies of the'ﬁlan.

The successful annexation bid by the Town of leamington goes part
way in providing this needed time since additional sites for both
residential and industrial type development with full urban services
are readily aveilable, The prOposed'status quo zoning by-law for the
Townahip adds to this time by iimiting urban encroachment to only infilling
of existing development, However, regulation of land use in the T&wnship
will only succeed if the municipal officials enforce the policies of the
Offieial Plan by inétruments ;t their disposal such as the proposed
zoning by-law, . |

If this is not done "the premature fractionation and haphazérd
spot development....may destroy the whole cloth out of which a more
rational and beautiful urban design otherwise might have been tailored

at a iater date,"
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Township of Mersea
By-Law No.

A By-Law to regulate the use of land, and the character,
location and use of buildings and structures in the
Township of lersea. :

Hotice of Application to the Ontario unicipal Board by
the Corporation of the Township of Mersea - for approval
of a By-Law to regulate land use passed pursuant to
Section 30 of the Planning Act. v

Take Notice that the Council of the Corporation of the
Township of Mersea intends to apply to the Ontaric
Municipal Board pursuant to the provisions of Section
30 of the Planning Act for approval of By-Law io.
passad on s 19 . A copy of the By-Law
is set forth herein.

Any person interested may, within fourteen (14) days
after the date of this notice send by registered mail

or deliver to the Clerk of the Township of iersea notice
of his objection or approval of the said By-Law together
with a statement of the grounds of such objection.

The Ontario Municipal Board may approve of the said
By-Law but before doing so it may appoint a time and

place when any objection to the By-Law will be considered.
Notice of any hearing that may be held will be given

only to persons who have filed any objections and have
left with or delivered to the clerk, undersigned the
address to which such a notice of hearing is to be sent.

The last day of filing objections will be

L - ]9 .
Dated at the Township of Hersea, Ontario,
This _ of s 19

Lynn Foster
Clerk, Township of Hersea
Leamington, Ontario
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Section 1 Interpretation, Administration, Application

1.1
1.2

1.3

1.4

1.5

and Penalties

This By-Law shall be cited as "The Township of
ilersea Zoning By-Law".

This By~-Law shall be administered by the Builiding
Inspector. - .

In spite of the provisions of the Corporation's
Building By-Law (No. 2136) or any other By-Law of
the Corporation, no building permit or occupancy
permit shall be issued where the pronosed building
structure or use would be in violation of any of
the provisions. of this By-Law.

A person who uses any lot or erects, or uses any
building or structure in a manner toc contravene
any provisions of this By-Law, or causes or
permits a violation is guilty of an offence and
upon conviction shall be 1iable to a fine not

.exceeding three hundred dollars ($300.00) for

each such offence exclusive of costs.

This By~-Law shall apply to the following within
that area illustrated on the zoning map {Schedule
"A") which is included in and forms a part of the
By-Law and is more properly described as all of
the Township of itersea including those parcels

of land under the jurisdiction of the Township

of Mersea within Point Pelee National Park.

(a) the use of land, buildings or structures

(b) the access to the frontage and coverage
of lots to be used in various ways

(c) the floor area, height and location of
buildings or structures on a lot

(d) the designation of parking spaces for
buildings to be used in various ways.




1.6

1.7

This By-Law is applicable when

(a) a new building or structure is to be erected

(b) the use of land, buildings or structures is
to be altered from that for which the land,
building or structure was used on the date
of passage of this By-Law

(c) a building or structure is to be enlarged

(d) a damaged building or structure is to be
rebuilt.

This By-Law takes effect from the date of passage

by the Township of Mersea Council and comes into
force upon the approval of the Ontario Municipal
Board.
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Section 2 Definitions

2.]

2.2

2.3

2.4

2.5

206

2.7

Accessory means a use, building or structure
incidental to the principal use, building or
structure. ‘

Agriculture means the use of land for fTarming

and includes the raising and harvesting of field,

bush, tree or vine crops, truck gardening,
nurseries,greenhouses, dairying, animal and
poultry husbandry and the sale of produce grown
in the farm from which the sale is made.

Assembly Hall means a building or part thereof
where facilities including those of a banquet
hall or private club are such that meetings for
civic, educational, political, religious or
social purposes are available.

Auto Service Station means a building or place

-where new automobile components as well as

gasoline and lubricants essential to the actual
operation of motor vehicles are stored or kept
for sale as well as where only minor or running
repairs are performed but shall not include

an automobile washing establishment.

Automobile HWashing Establishment means a building

or part thereof used for the operation of auto-
mobile washing equipment with the capacity to
wash more than fifteen (15) cars per hour.

Building Inspector means the officer or employee
of the Township for the time being charged with
the duty of enforcing the provisions of the
Building By-Law.

Building means any structure, temporary or perm-

- anent, used or built for the shelter, accomodation

or enclosure of persons, animals or chattels
other than a lawful boundary wall or fence, any
tent awning, bin, bunk or platform, vessel or
vehicle used upon any land or in conjunction
with or connected to any structure for any
purpose shall be regarded as a building. .




2.8

2.9

2,10

2.11

2.12

2.13

2.14

County Roads shall mean all of the County roads
which lie within the limits of Mersea Township,
save and excent the South-west side of Point
Pelee Re~d from Sturgeon Creek to the Point
Pelee National Park, namely 1ot 11 Concession

B, Lots 11 to 13 Concession C, Lots 13 to .15
Concession D, and the north-east side of

Point Pelee Road from the road between lots

12 and 13 to Point Pelee Mational Park, namely
Lot 13 Concession C, Lots 13 to 15, Concession D,

Coverage means the percentagz of the area of
the lot covered by all buildings but excludes
accessory buildings or private garages and
swimming pools.

Dangerous Trades means a use which is likely to
create danger to health or danger from fire

or exptosion,

Domestic or Household Arts means the service
activities included in the following:
a) hairdressing
(b) dressmaking and/or clothing alterations
and repairs
(c) instruction in music, dancing, arts and
crafts
(d) weaving, painting, sculpturing and
moulding ' .
(e) making or repair of garden or household
ornaments or toys.

Dwelling unit means one or more rooms used

or intended for the domestic use of one or

more individuals living as a single housekeepning
established with cooking, living, sleeping and
sanitary facilities.

Dwelling, single Family Detached means a
building designed, intended and/or used for
occupancy by one family only.

Existing means existing as of the date of the
passage of this By-Law.




2.15

2.16

2.17

2.18

2.19

2.20

2.21

Floor Area means the sum of all the floors
measured to the outside walls excluding any
private garage, carport, porch, verandah,
basements and cellars having a floor level
an average of four feet (4') below mean
grade level or attics and any area with a
ceiling height of less than seven feet (7").

Frontage means the width of a lot measured
along the streetline.

Garage, Public means a building other than a
private garage used for the care, repair or
equipping of motor vehicles, or where such ’
vehicles are parked or stored for remuneration,
hire or sale.

Height of Buildings means the vertical height |
in feet measured from the average of the |
finished grade around the building
(a) to the highest point in the roof joints
or
(b) to a point halfway un the roof in the
~case of a pitched roof or
(c) to the average level between the eaves
and ridge of a gable, hip or gambrel
roof exclusive of any accessory roof
construction such as a chimney, tower
steeple, radio and television antenna,
skylight, flag pole or water tower.

Institution means land, building or structure
or part thereof used by any group, association
or organization for the promotion of charitable
educational or benevolent activities and

not for profit or gain.

Intensive Farm means a farm where the predominant
activity is raising or keeping fowl or animals.

Lot means the whole of a parcel of land that
is described in a registered deed or shown
on a registered plan of subdivision.



2.22

2.23

2.24

2.25

2.26

2.27
2.28

2.29

Lot Area means the total horizontal area within
the confines of a lot excluding the horizontal
area of such lot usually covered by water or
marsh, or beyond the rim of a river bank or
water course, or between the top and toe of an
embankment having a slope of thirty degrees (30°)
or more from the horizontal.

Lot Corner means a parcel of land situated at
the intersection of two or more roads having an
angle of intersection of not more than one
hundred thirty-five degrees (135°).

Motel means a building, or two or more connect-
ing buildings or two or more detached buildings
designed and used for the purpose of catering
to the needs of the travelling public by
providing sleeping accomodation with or without
supplying food and refreshments and shall also
include motor and auto court, tourist home

as defined in the Tourist Establishment Act.

Obnoxious Use means uses with which are associated
the emission of odour, smoke, dust, noise, gas,
fumes, refuse matter or water-borne waste and
which are declared obnoxious under the Public
Health Act.

Parking Space means an open area, or an enclosed
area in a main building or area in an accessory
building, other than a street for the temporary
parking of motor vehicles and is not smaller
than twenty feet (20') by ten feet (10') and has
been levelled and surfaced to the satisfaction
of the Building Inspector,

Permitted means permitted by this By-Law.

Person means any human being, association,
partnership, corporation, agent or trustee, and

the heirs, executors or other legal representatives
of a person to whom the context can apply according
to the law.

Renovation means the rehair and restoration of
a building to a good condition but shall not
include its replacement,
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2.30

2.31

2.32

2.33

2.34

2.35

2.36

2.37

2.38

Setback means the horizontal distance from the
streetline to the nearest wall of any building
or structure on the lot. ) :

Streetline means the line separating the public
road, street or highway and a lot.

Structure means any erection fixed to or supported
by or incorporated within the ground and/or by
any other structure,

Tourist Establishment means a building or area
designed and used for the purpose of catering to
the needs of the travelling public by providing
recreational facilities without sleeping accomoda-
tion and includes a roller skating pavilion,
archery range, miniature golf range, go-cart

track and picnic facilities..

Trailer means any vehicle constructed in such a
manner that it can be attached to a motor
vehicle for the purpose of being drawn or
propelled by the motor vehicle and capable of
being used for living, eating or sleeping
accomodation despite being jacked up or that
its running gear is removed.

Yard, Front means the open area extending across
the full width of the 1ot between the nearest
wall of the building or structure on the lot

and the streetliine of the street on which the
building or structure fronts.

Yard, Rear means the open area extending across
the full width of the lot between the rear lot
1ine and the nearest wall of the main building
or structure on the lot.

Yard, Side means the open .area extending from the
front yard to the rear yard between the side lot
line and the nearest wall of the main building

or structure on the 1lot.

Zone means any area designated for a particular
use.
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Section 3 Provisions Applicable to the

3.2

3.2.1.

3.2.2

3.3
3.3.1

Entire Defined Area
Zones and Zone Boundaries

(1) The Defined area is divided into the following
tyones" illustrated on Schedule "A" for the purpose
of this By-Law

a) Agricultural Al; zone

(b) Agricultural (A2) zone

(c) Rurban zone

d) Rurban Commercial (C) zone

e) Resort Residential (R1) zone
f) Resort Commercial (R2) zone
g) Resort Recreational (R3) zone
h) Mining (M) zone

i) MWarsh (MA) zone

(2) 1In Schedule "A" where the boundary line of a
zone does not coincide with a property line, the
location of such zone boundary is determined by
scale from the map.

Land, Building and Structures

No person shall within any of the zones of the
Township of HMersea as defined by this By-Law and
Schedule "“A" attached use any land, building or
structure except in conformity with the general
and specific-provisions for the zone in which the
land, building or structure is located.

Where on the date of passage of this By-Law there
is any land, building or structure that contravenes
any of the provisions outlined in this By-Law

such land, building or structure may continue

to be used in the same way and for the same

purpose as it was on the date of passage of this
By-Law.

Lots, Setbacks and Side Yards

where on the date of passage of this By-Law there
exist 1lots having less than the minimum width or
area requirements permitted by this By-Law, such
lots may be used for purposes permitted in the
zone in which they are located provided that
(a) side yards are not less than seventy-five
per cent (75%) of the size requirements
as stipulated by this By-Law
(b) all other applicable requirements are
complied with.
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3.3.2

3.4.1
3.4.1

3.5
3.5.1

Where on the date of nassage of this By-Law a
building exists on a lot having less than the
minimum frontace or area required by this By-Law
such building may be enlarged if
(a) the side yards are not less than seventy-
. five per cent (75%) of this By-Law and
(b) all other applicable stipulations in this
By-Law are adhered to

Temporary Construction or Accomodation Uses

Temporary use of buildings and structures such

as toolsheds, scaffolds in construction or for
accomodation of workmen engaged in work of a
temporary or seasonal nature shall be used only
for the duration of the work and shall be locked
or boarded up and not used for living accomodation
after the work for which they were constructed

is terminated.

Public Use Permitted

Despite the stipulations contained in this By-

Law, the Corporation of the Township of Mersea

or any local board thereof as defined in the
Department of Municipal Affairs Act, any telephone,
telegraph or gas company, the County of Essex,

and department of the Government of Ontario or
Canada including the Hydro Electric Power Commis-
sion of Ontario, may for the purpose of public
service, use any land or erect or use any

building or structure,

Lot Area and Lot Coverage
A 1ot shall not be reduced in area by sale, lease
or other transfer of pronerty, where the reduction

of such lot would cause the lot or building to
contravene the By-Law,
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3.6 Public Garages and Service Stations

.3.6 Where a public garage or .an automohile service
station is to be erected in the Defined Area
the following requirements shall annly

(a)
(b)

(c)

(4)

(e)

Lot frontage

Minimum 125 feet
Lot depth
Minimum ) 125 feet

Lot coverage
maximum for all buildings 20%
of lot area

Pump Location
(1) No person shall erect or install
gasoline pumps along a County Road
(i) closer than sixty feet (60')
from the centre line of the original
road allowance
(ii) on a curve or crest of a hill

(iii) on the tangent to a horizontal or

vertical curve where the sight
distance is less than eight hundred
feet (800') in each direction

(2) No person shall erect or install
gasoline pumps closer than twenty-five
feet (25') from any other streetline

in spite of the provisions under Section
3.14.2 of this By-Law.

Ramps

(i) maximum width (30')
(ii) minimum distance between ramos (24')

(iii) The minimum distance between ramp

and an intersection of street lines
measured along the street 1line
intersected by such ramps shall -
be N (30').
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3.8
3.8

3.9

3.9

Accessory Buildings and Structures

In addition to the main building an accessory
building or structure may be erected on a lot
in any zone provided that:

(a) the building or structure is not used for
human habitation

(b) the building or structure does not exceed
fifteen feet (15') in height '

(c) the building structure is not located
closer than twenty-five feet (25') to
any street line

(d) the building or structure is not located
$]oser than four feet (4') to any lot

iné

(e) the building or structure‘is not located
closer than six feet (6') to the main
building except that a private garage
may be attached to the main building

(f) the maximum coverage of all buildings on
the 1ot area shall not exceed seventeen
per cent (17%) unless stated otherwise
in the By-Law.

Lots to Front and Have Access to Streets

A1l lots created after the date of passage of
this By-Law, shall front on and have access to
a public street or highway so as to permit
their use by vehicular traffic.

The Erection of New Buildings Prohibited on
Unsuitable Land

In all zones the erection of buildings or struc-
tures other than docks or boathouses shall not
be allowed on land that is below the highwater
mark on any stream, watercourse or other body

of water,
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3.10

3.10

3.1

3.12

3.]3

3.14
3.14.1

Other Uses Allowed in Dwellings

A single family dwelling unit in the Defined Area
but excluding an R1 zone may be used in addition

for one of the following uses provided that those
persons engaged in this additional use reside

in the dwelling unit

a; domestic or houséHold arts

b a professional or business office

c¢) service establishments for: building
trades, or electrical repairs, or plumbing
repairs or radio repairs or television
repairs.

Where a single family dwelling unit is used for
any of the purposes indicated in Section 3.10
(i) there shall not be any external storage
of equipment
(ii) any sign erected shall not exceed four
square feet (4 sq.ft.) in area.

The area devoted to the uses indicated in section
3.10 shall not exceed twenty-five per cent
(25%) of the dwelling.

Minimum Floor area of a Dwelling

where a residential building is to be erected in
any one of the four zones of the defined area
the ground floor area for each dwelling unit
shall not be less than the following:

(a) for a one-storey building seven hundred
fifty square feet (750 sq.ft.)

(b) for one and one-half storey buildina
seven hundred fifty square feet (750 sq.ft)

(c) for a two storey building six hundred
square feet (600 sq.ft.)

Height, Setback and Yard Requirements

The maximum height of all buildings and structures

in the Defined Area excluding an accessory building

shall be thirty-five feet (35'),
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3.14.2

(ii)

(iii)

(b)

(a) (i) No person shall erect any building or
structure, any part of which is located closer
to the nearest limit of any county Road or part
of a County Road than:

35 feet where the road is 100 feet wide

42 feet where the road is 86 feet wide
52 feet where the road is 66 feet wide
and in no case closer to the centre line of the
original road allowance than 85 feet, except
where there is a Municipal Drain or Ditch and
Watercourse Drain, on the road allowance. of any
road, the dimensions set out above shall in
each instance, be increased by 25 feet.

Provided that in case of two existing buildings
either or both of which is, or are, located
closer to the nearest limit of any County road
than is permitted in Section 3.14.2 (a) (i)
which are less than 300 feet apart measured
parallel to the centre line of the road, the
provisions of this paragraph shall apply to the
extent that no person shall erect any building
or structure between the aforesaid existing
structure closer to the centre line of the
road than the line joining the closest limit
point to the centre line of the road of the one
structure, to the closest point to the centre
line of the road of the next adjacent structure.

Provided- that in cases where a buildina exists
closer to the nearest limit of any county road
than is permitted in Section 3.14.2 (a) (i), the
provisions of this paragrapnh shall apply so
that no person shall erect a building or structure
closer to the centre line of the road than the
existing building or structure if the distance
(measured parallel to the centre line of the
road) betwzen the existing and propnosed structures
is more than 20 feet.

The minimum setback of any building or structure

~or part thereof from the centreline of a road

(c)

in the Defined Area shall be as follows:
i for a Provincial Highway 85 feet
(ii) for a Township Road 50 feet
(iii) for any other road or street 35 feet
except that on a corner lot the setback
from the flanking road or street may be
25 feet.

The minimum setback of any building or structure
in the Defined Area shall be as follows:
(i) for a side yard 5 feet
(ii) for a rear yard 25 feet
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3.15
3.15.1

3.15.2

Parking Spaces and Areas

Each parking space shall not be smalier in area
than ten feet (10') by twenty feet (20')

For every building erected or enlarged in any
part of the Defined Area following the passage
of this By-Law, the owners shall provide
parking spaces as follows:

Type of Building

Single or Multip
Dwellings

le

Tourist Establish-

ments, Motels

Cottages

Churches, Halls,
Restaurants and
other -Places of
Assembly

Industrial

Commercial Uses

Uses Permitted
Other than those

Mentioned Above
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Minimum Parking Required

one parking space per
dwelling unit

one parking space per
guest room .

one parking space per
cottage

one parking space for
every five (5) seats or

10 feet (10') of bench
space where there are
fixed seats or where there
are no fixed seats one
parking space for every
one hundred square feet
(100 sq.ft.) of gross
floor area

One parking space for every
five (5) employees

one parking space for every
five hundred square feet
(500 sq. ft.) of retail
store area

one parking space for every
four hundred square feet
(400 sq. ft.) of gross
floor area.




3.16
3.16

Garbage Dumps Prohibited

As from the date of passage of this By-Law

no land within the Townshi
used for a garbage dump.
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Section 4 Agricultural (A1) and Agricultural (A2) zones
4.1 Permitted Uses

4,1 No person shall use land or erect or use a
building in an Agricultural (A1) or an .
Agricultural (A2) zone except for one of the
following purposes

(a) agricultural uses together with accessory

' single-family dwellings

(b} playgrounds, parks, recreation or sports
fields, golf courses, conservation and
reforestation areas, private clubs or .
camps

(c) churches, schools and public institutions
(dY cemetaries

) (e) air strips and air fields
(f) the following commercial uses

(i) establishments for the processing and

storaage of agricultural and fish

_ products

(ii) nurseries, greenhouses and open air

: markets

(ii1) establishments for the sale or

‘ service of farm implements

(iv) establishments for the breeding of
birds, fish or animals

4,2 Lot Area, Frontage for Agricultural Buildings,
Including Accessory Dwellings

Lot Frontage
minimum '
- in the Agricultural (A1) zone 175 feet
- in the Agricultural (A2) zone 350 feet
Lot area
Minimum
- in the Agricultural (A1) zone 10 acres

- in the Agricultural (A2) zone 25 acres

-130-




- 4.4
4.4

4.5

4.5

Retiring Farmer

A bona fide farmer, who is and has for five years
been the owner of the farm and whose chief source
of income is derived from agricultural operations
in an agricultural zone, may retain a lot from
the sale of his farm and e~ect, alter or use
thereon a detached single-family dwelling subject
to the following provisions

lot frontage

minimum ' 150 feet
1ot area 4
minimum 1/2 acre

Enlarging Farms

Where after the date of passage of this By-Law a
farmer enlarges his farm by acquiring another farm
in an agricultural zone and the acquired land
thereon has located a detached single-family
dwelling, then a 1ot on which such dwelling

house is located may be separated from the enlarged
farm provided that the 1ot so separated has a
minimum frontage of one hundred fifty feet (150')
and an area cf one-half acre (1/2 acre).

Lot Area and Frontage For Non Agricultural Buildings
Where a building other than an agricultural

building is to be erected on a 1ot in an agricult-
ural zone

(a) the area of the lot shall not be less than
one acre

(b) the frontage of the lot shall not he less
_ than one hundred fifty feet (150')

(c) the coverage of the lot shall not exceed
10 per cent (10%)
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4.6
4.6.1

4.6.2

4.6.3

Intensive Farms

A person shall not in an Aaricultural (A1) or (A2)
2one use land for an Intensive farm within one
thousand feet (1,000 ft.) of a Rurban or

a Resort zone or the boundaries of Leam1nqton

and Wheatley.

Mo barn stable, chicken house or other structure
for the accomodation of animals and no feed lot
or manure storace area shall be lTocated within
three hundred feet (300 ft.) of any street line
and fifty feet (50 ft.) of any other lot line.

The minimum lot area for an 1ntens§ve farm shall
be 25 acres.
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Section F Rurban Zones
5.1 Permitted Uses
5.1 A person shall not use land or erect or use a
building in a Rurban zone except for one of the
following uses
(a) agricultural uses together with accessory
single-family dwellings
(b) single-family detached dwellings
(c) schools, churches and other public institu-
‘tions :
(d) nursing homes
(e) private clubs
(f) cemetaries
(g) parks, playgrounds and recreational.
facilities
(h) nurseries, greenhouses and open air markets
(i) establishments for the sale or service of
‘farm implements
5.2 Lot Area, Fontage and Coverage
5.2 A building shall not be erected on a lot in the
Rurban zone, except in conformance with the
requlations set forth in Table 5.2.1.
TABLE 5.2.1
Municipal Minimum lot Minimum lot Maximum Cover-
Services area permitted frontage age permitted
Available in square fest permitted as a ner cent
in feet of lot area
water , 7,500 60 33
supply
only
Mone 15,009 120 17
5.3

There shall not be more than one main building
built on a lot in the Rurban zone. _
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Section 6 Rurban Commercial (C) Zone

6.1
6.‘

6.2
6.2.1

6.2.2

Permitted Uses

A person shall not use land, or erect or use a
building in a Rurban Commercial Zone except for
one of the following purposes:

(a) automobile service station or public garage

(b) restaurant (snack, lunch counter, soda
fountain) .

(c) motels
(d) stores and service shops.

Lot Area, Frontage, Coverage

Where land in a Rurban Commercial Zone is used for
an automobile service station or public garage,

- the regulations contained in Section 3.6 of this

By-Law shall apply. ‘
Uses other than Service Stations and Garages

(a) Where only a public water supply is
available the 1ot shall be at least
three (3) times the total area of the
parts thereof that are covered by buildings
or structures.

(b) Where no sanitary sewer or public water
supply is available the 1ot shall be at
least six (6) times the total area of the
parts thereof that are covered by buildings
or structures.
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Section 7

740
7.1

7.2
7.2

Resort Residential (R1) Zone

Permitted Uses

A person shall not use land, or erect or use a
building in a Resort Residential zone except for
a single-family detached dwelling.

Lot Area, Frontage, Coverage and Minimum Floor Area

A building shall not be erected on a lot in the
Resort Residential Zone except in conformance
with the following regulations

(a) Where no public and sanitary sewers are

(b)

available the minimum 1ot area permitted
shall not be less than fifteen thousand
square feet (15,000 sq. ft.), the 1ot
frontage shall not be less than one hundred
twenty feet (120') and lot coverage shall
not exceed seventeen per cent (17%).

Where only public water is available the
minimum lot area permitted shall not be
less than seventy-five hundred square

feet (7,500 sq. ft,), the lot frontage shall

not be less than sixty feet (60') and the
lot coverage shall not exceed thirty-
three per cent (33%).

(c) The minimum floor area shall be

(i) for one storey dwelling twelve ]
hundred square feet (1,200 sq. ft.)

(ii) for one and one-hailf storey dwelling

eight hundred square feet (800 sq. ft.)

(ii1) for a two storey dwelling six hundred

square feet (600 sq. ft.).
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Resort Commercial (R2) zone

Permitted Uses

A person shall not use land or erect or use a
building in a Resort Commercial zone except for
one of the following purposes: '

tourist establishments

restaurants (snack bars, lunch counter,
soda fountain)

marinas and boat liveries including the sale
and rental and repair of boats and sale of
gasoline, 0il or accessories for boat motors.

Lot Area, Frontage and Coverage

Section 8

8.1

8.1
(a)
(b)
(c)

8.2'

8.2

A building shall not be erected on a lot in the
Resort Commercial Zone except in conformance with
the following regulations

(a)

(b)

Where no public water and sanitary sewers

are available the minimum lot permitted

shall not be less than thirty thousand

square feet (30,000 sq. ft.).the 1ot frontage
shall not be less than one hundred fifty,
feet (150') and the lot coverage shall not
exceed twenty-five per cent (25%).

Where only public water is available the
minimum lot area permitted shall not be

less than twenty-five thousand square feet
(25,000 Sq. Ft.).the lot frontage shall not
be less than one hundred thirty-five feet
(135') and the lot coverage shall not exceed
thirty per cent (30%).
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Resort Recreational (R3)

Permitted Uses

A person shall not use land, or erect ar use a
building in a Resort Recreational Zone except for
one of the following purposes:

cottages
public and private parks and golf courses
private clubs and’ camps

churches, community halls and other places
of assembly

existing single family dwellings.

Lot Area, Frontage and Coverage

Sectipn 9

9.1

9.1
(a)
(b)
(c)
(d)
(e)

9.2

9.2

A cottage shall not be erected on a lot in the
Resort Recreational zone except in conformance
with the following regulations:

(a)

(b)

Where no public water and sanitary sewers are
available the minimum lot area permitted

- shall not be less than fifteen thousand

square feet (15,000 sq. ft.), the lot
frontage shall not be less than one hundred
twenty feet (120') and the lot coverage
shall not exceed seventeen per cent (17%).

Where only public water is available the
minimum lot area permitted shall not be
less than seven thousand five hundred
square feet (7,500 sq. ft.), the frontage
shall not be less than sixty feet (60 ft.)
and the lot coverage shall not exceed
thirty-three per cent (33%).
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Section 10

Mining (Mf Zone

10.1 Permitted Uses

10.1 A person shall not use land or erect or use a
building or structure in a Mining (M) zone
except for one or more of the following purposes:

(a)
(b)
(c)

Section 11

a quarry or open pit miﬁe

.an aggregate storage area

agricultural uses but excluding accessory
bufidings.

Marsh (MA) Zone

11.1 Pernitted Uses

11.1 A person shall not use land or erect or use a
building or structure in a Marsh (MA) zone

except
(a)
(b)
(c)

for one of the following purposes:
wildlife conservation
trapping of wildlife

agriculture.
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NOTES

CHAPTER IIT

1. The Planning Act (Toronto: The Queen's Printer, 1967)
Section .

2, Levin, op. cit., p. 2.

3. How Planning Works in Our Communities (Oshawa: Central
Ontario Joint Planning Board, 1968) P« 3

h. Lﬁvm, 22. cito’ Pe ho

S, Fo McChesney, Zoning For Small Towns and Rural Counties

: (Washington, D.C.: U, S, Covernment Printing, 1966) Pe 2L,

6. ROdy, OPe Cito’ Pe 9 |

7. The building inspector of a municipality is frequently charged
with this responsibility. ‘

8, Where a Imunicipality,' in Ontario, has passed a zoning by-law,
the municipal council may establish a committee of adjustment, This
introduces some flexibility to the zoning control by permitting minor
.variances without requiring its amendments. An Outline of Community
Planning in Ontario (Toronto: Community Planning Branch, Department
of Municipal Affairs, 1968) p. 7 :

90‘ Iﬂvm’ 020 .Cito, Pe 6.

10. . Ge M, Adler, land Planning by Administrative Regulation (Torontos
University of Toronto FPress, 1971) bp. 8y 7Js

11, The Official Plan, op. cit., p. 16.

]20' Ibido’ po 21-

13. A location quotient is calculated to see whether a population is
localized in a certain area, It is a method representing areal distri-
bution and is used to compare an uneven distribution (population) with
an even one (area). For example, the location quotient of Class I
faxrms (highest in assesament, sce Map 6, p. L2) was determined as
follows :I. Q Agricult, Al Zone's % of Mersea Twp. Class I Farms

Agricult. Al Zone's % of Mersea Twp. Area

1,

Edward Higbee "Agricultural land on the Urban Fringe', Metropolis
on the Move (New York: John Wiley and Som's Inc., 1967) p. 57""2“"
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THIS AGREEMENT made this Seventeenth day of June, one thousand,
nine hundred and sixty-nine.

BEIWEEN: B
THE CORPORATION CF THE TOWNSHIP (F MERSEA, herein aalled
the Party,

CF THE FIRST PART
- angd -

MILAN PISKO, of the City of Windsor, in the County of Essex,
hereinafter called the Party,

¢F THE SECOND PART

The Party of the First Part has agreed to retain the Party of the
Second Part for the purpose of preparing and submitting zoning regulations
‘for the Township of Mersea to the Council upen the terms and conditions here-
inafter set forth. :

NO4 THIS AGREEMENT WITNESSETH that, in consideration of the mutual
agreements and undertakings herein, the Parties hereto covenant and agree
each with the other as follows:i-

(1) The Party of the Second Part shall prepare recammendations for
zoning regulations, including the drafting of a suitable zoning by-law and ~
all necessary maps and schedules thereto, for the purpose of promoting orderly
growth and development within the limits of the Township of Mersea.

(2) T is understood and agreed by and between the Parties hereto that

the objects and policies of the present Official Flan of the Leamington and

District Planning Area, heretofore approved by the Council of the Corporation
of the Township of Mersea shall be generally adhered to by the Party of the
Second Part in preparation of his recommendations for zoning the Township.

(3) The Party of the Second Part shall devote such time, attention and
energies to the performance of his duties hereunder as may be necessary in
order that his report and recommendations may be made to Council not later

h 36th tembeps-aé)-w -
than the 30th  day of Septenberr3git; , ccry)

(L) The Township shall pay to the said Milan Pisko the sum of $500.00,
upon completion of his duties hereunder,

I WITNESS WHERECF the Parties hereto have hereunto set their Corporate Seal
and hand and seal respectively.

THE CORPCRATION OF THE TOWNSHIP CF

MERSEA )
. é/\ %. 7 ﬂ//fé\—&;‘i
| % / £ B Reeve

—

o D g G

e Clork
MILAN PISKO . 7
/ l‘\/‘_’c £ — ﬁ/‘/

Signed, Sealed and Delivered
in the presence of

A LA g
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DEPA.RTMENT OF' MUNICIPAL AFFAIRS

801 BAY STREET - TORONTO 5, ONTARIO

ONTARIO

May 5, 1969,

Mr. Milan Pisko,
3330 Morris Drive,
Windsor 21, Ontario,.

Dear Mr. Pisko:

Re: Proposed Comprehensive Zoning By-law
for the Township of Mersea

A We acknowledge receiving your letters of March 26 wnd April 3,
1969, regarding the preparation of a restricted area by-law for Mersea
Township, ‘

The Department has not prepared standard forms for by=-laws
because there is some doubt regarding the suitability of a standard
form which might be applied to different areas characterized by vast
ranges in circumstances.

Normally, the quality and consistency of by-laws are main-
tained through the preparation of comments on the draft by-law by staff
in this Department either before or at the time the by-law is submitted
to the Ontario Municipal Board for approval. Accordingly, we would
welcome an opportunity to discuss a by-law for Mersea Township with
you at any stage in its preparation.

Standards for lots to be serviced by septic tanks and criteria
for the locating and installation of septic tanks on the lots are set’
by the Department of Health. Mr. D.R. MacDonald of the Metro Windsor
Essex County Health Unit (2090 Wyandotle Street East, Windsor) might
assist you on this matter. In additlon, we suggest that you contact
Mr. John Timko of the Ortario Water Resources Commission (135 St. Clair
Avenue West, Toronto 7, Ontario) regarding development to be serviced
by wells and septic tanks,

We are forwarding the "Table of Contents" from two draft
by-laws for your use. The following manicipalities are presently
preparing by-laws which have generally suitable formats for townships
with similar circumstances to Mersea Township.

i. Onondaga Township,
" Mrs. B, McMaster, Clerk,

R.Re 7,
Brantford, Ontario,
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Mr. Milan Pisko May 5, 1969,

24 Oneida Township,
Peter Laidlaw, Clerk,
43 King Street West,
Hagersville, Ontario,

\G
.

Southwold Township,
W.G. Blewett, Clerk,
Fingal, Ontario.

We do not have any spare copies of these documents available,
and we suggest you contact the townships directly.

The actual approval of the by-law for Mersea, as you know, is
by the Ontario Municipal Board. We understand that this agercy encourages
munlcipalities to pass by-laws under section 30 of The Planning Act
which either;

(a) zone land accor;iing to the existing use, or;

(b) zone land according to development policies in the
official plan.

The Planning Act regquires that the by~law conform to all
policies in the official plan. Should any different land uses or
development beyond that envisaged by the official plan, you might be
required to justify it in the form of a revision to the official plan.
In the part of the township which is not ineluded in the official plan,
there would not seem to be any option but to zone the land essentially
according to the existing use ~~ unless the township is prepared to
comnission a study to justify non-farm development. We emphasize,
however, that the final decision on these matters rest with the Ontario
Munieipal Board; the function of this Department is to provide that
agency with technical advice and comment.

Should you consider that we may be of further assistance
on this matter, do not hesitate to contact us,

Yours very truly,

Yol LAl

David Tuckett,
Senior Planner,
Official Plans Section,

. Attach, Community Planning Branch,
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7. Subdivisions Sectfoen, ' .

. Community Planning Branch, IR
Depattment .of Municipal Affairs, -
~_801 Bay Street, . - - TR SRR P AR

! ‘Tovento 5,. Ontsrio. . G,

tf.ﬁcai;éiéi£ ¥t{*;_€"'9

2.

L

. Re:. File No., T-19480 .
:’3" .. Congress Construction Ltd., .~
Gl Township of Mersea Sl

“".,Fd;thct to the euclosed Form T on the above proposed Qubdiviaibn;"
X wish to advise of the following comments of our Municipality:-

. . Council feals that this area is of absolutely no value as farm land

;_aﬁa that something constructive should be done with the land. . If the
" gubdivider is willing to put out a great swount of momey to ensure that -

the subdivision would meet all necessary requirements then the Township

" of Mersea would approve of the subdivision and if the following were

- adhered to: - - : - o : -

. (a) that .the subdivision be built up high enough with £1i11 to prevent -
- any type of flooding at high water mark or storms. '

(b) that :ha'mtnicipaiity be no way responsible in case of flooding by

- storms etc. . )
" (¢) that the area be restricted to summer residents .only with no school

children. -
(d) that a number of iots be left open to the 186t to provide lake

. access for those lots on the west. : . ,
"(e) that a turn around be made at the southerly end of the dead end road.

(£) that the subdivision meet all necessary requirements of the Health

* Unit pertaining to sewage disposal and a potable water supply. In this

instance it may be nacessary to enlarge lots to give the required area
for such well and sewags installations. There will be no municipal water
availsbie. ’ .

Trusting that these comments may be of help in ygur recommendations

to the Minister.. I remain,

Yours very truiy,

L¥/va Lynn Foster,
Encl. Clerk.
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_ Mr. C. Tofflemire,

Tounship of Hersey,
Municipal Offices,
Leaxington, Onterio. -

Desr Mr. Tofflemive:

Re: Requirements for Official Plan
S Revision snd Zoaning By-law for
T the Township of Mersee. —

ﬁc cpﬁreciatod th.o' mortunity to discuss the problems of planning

. for dsveloyment in your tovnship at the reeting held cn April 15, 1969 end

attendsd by your Couneil, licasra. Manndng end Morris of the Subdivisions
Beation and Mr. Waston of the official Plans Bection. We discuseed the.
exioting officinl plen for Msrsca vhich covers cnly a part of the Tcwnship.
Altbough this plen wog spproved by the Mindigter in 1566, we understend that

Lriias prepared in 1963, and there is soue reascn to believe it is cut-dated.

.. wne Officisl Plan has not been inplexonted by a soning by-lew pre-
pared unéer Section 30 of The Plonning Act. Wo waderstend that pleunning
board hes not been active for scme time largely because there has been no
Justification or resscns for planning board to Ecot regularly. Consequently,
thero 4c3s not eppear to te any agency responsible for keeping up-to=-date on
purely pleuning issues. Under thesa circusstances ve are of the opinica that
wndesireble lond uses might loccte in the Tovnship vithout affording Cownecil
sdaquate cpportunity to ensure that existing lend uses in the Toumship, end

the Township'e interests, are gsuitobly protected. Exaxples of these prodlexs

vhich wa understond you have already experienced are the proposed gas vorks

 and the lceating of & canning foetery in your Teunship. We spprociate that .

you eye avare of tha situaticn and you have, in faot, engaged a consultant
to prepers a rcaing by-lev and you indicsted “at: the meeting that the plan-
ning bcard vould be re-activated. e .

It wves pointed ouvt that the by-lsw you are preparing rust scne land

.acoording to (a) the exioting use or (b) propoaals as contained in the exist-

dng Official Plan. The zoaing by-law must coaform to the policies in the
Official Plan to mcet with requirements of The Plenning Act. Bhould any new
develcyment or different developzent of & material nature be proposed beyocad
that enviseged by the Official Plen then & cczplete revision of this docwment
vould be requirsd. . '

'.I...z

- 152 -




/w

1)

Mr. C. Tofflemire . e 7 ey 8, 2969,

Vo indicated further that you might consider revising the Official
Plen because it is to some extent out-dated and i1t nigh dsficient par-
ticulerly with regard to the undesireble ridbben growth/ és 'sloag Highvay
No. TT end secms to be spresding along other major roads in the Township
surrounding Lesmington. Ehould you decide to revise your Official Plan it.
would geen to be an eppropriate time to have the planning ares cxtended to
includs the entire Tcvnship of lMersea. You might centsct M, Gozxze of this
Departmant chould you decide that guch en extenmsion to the planning area is
mu’-“ﬂo

‘We soncluded the discussion by making the following recomenda~

'
I

tinst- .
1. It seems to be an epprepriate time to review your orticial Plan

!

to detormine the adequacy of the document to protect the Township's present

{nterests and to provides for the type of dsvelcpment that you @sem to dbe
desiredls. SBhould the document be found to be deficient in these regards

" you should have it rovised.

2., If it is found necessary to revise the Official Plan then &
new soning by-law to implement it would seen to be required, Undar ordincry -
oircunstences the preparation of & Vy-law ghould follow the preparstion of en
official plscau. ' o

: 3. Purther, it vas our opinion thats you should cchtinub with the
preparation of the zcning ty-lav which you have cormissionad, Shers seoms to

be @ significant need for protectica egainst undssirable lcad uses end davelop=-
_ mont 4n the Toumship end you should expect that quits scxe tizms will elepse g

before a rovised 0f£icial Plan ond a coning by-1ow to impleuent 4t could be

repared. In cddition, this by-lew could bde prepared in a form that vould be
suitcble to irplexent & revised Official Plen by cxmendment to it end the cont
for the by-lsw suzgested in (2) sbove would be very much less.

k. Until you have a toning by~lev in effect you should resist any
further non-fern dsvelopment in rural aress. We erphasite egain, that ooy
significant davelopment in the Povnchip should de subject to the preparation
of an Official Plen or a revisicn of the existing Official Plan.

- Your ccﬁaulfe.nt has S'oen 4n contact with us snd ve have offersd the
serviees of ocur Office to him in crder that a soning by-1ev will be prepared

with the least delsy. BShould ycu have any. further prcblens you would care to

discuss with u3 or shoculd ycu require clarification of any points in this
letter, plosse contact us. .

Yours very truly,

LN David Tuckett,

S : Bendor Plenner,
Official Plons Bection,
Cozunity Pleaning Brench.
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