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1.0 INTRODUCTION 

 
 
Elgin County has also embarked on a program to develop the County’s first ever 
Official Plan, a policy document that sets out long-term goals and objectives for how a 
community wishes to grow and develop. This long-range document, based on a 
planning horizon for the next 20 years, will address matters of County importance 
while acknowledging local planning authority and the need to provide a balanced 
approach to planning in the County.  
 
Elgin County consists of seven local municipalities:  
 

• Town of Aylmer 
• Municipality of Bayham 
• Municipality of Central Elgin 
• Municipality of Dutton/Dunwich 
• Township of Malahide 
• Municipality of Southwold 
• Municipality of West Elgin 

The City of St. Thomas is geographically located in Elgin County but is a separated 
City. The County has committed to ongoing discussions and exchange of ideas with the 
City throughout the Official Plan process. 
 
The main purpose of an Official Plan at the County level is to provide general direction 
and guidance on a broad basis by establishing an upper tier policy framework that: 
 

• provides guidance to the local municipalities in the preparation of 
local Official Plans and Zoning By-laws 

• facilitates coordination and cooperation amongst the local 
municipalities and the County on planning and development issues 
that transcend municipal boundaries 

Once the County Official Plan is approved, which is expected in 2012, Elgin County will 
become the approval authority for local Official Plans, Subdivision and Condominium 
Plans. This responsibility will be delegated to the County from the Province of Ontario. 
Having such approval powers at the County level will expedite the approval process 
and bring decision-making closer to our local municipal partners. 
 
1.1 Purpose, Objectives and Structure of Research Papers 

Research Papers have been prepared to summarize relevant policy and legislation, 
background information and findings through consultation to inform the County 
Official Plan process.  The 6 Research Reports are as follows: 
 

1. Population, Employment & Housing 
2. Economic Development & Tourism 
3. Transportation, Servicing & Waste Management 
4. Cultural Heritage and Urban & Rural Design 
5. Agriculture 
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6. Natural & Human Made Hazards 
Source Water Protection & Groundwater 
Natural Heritage 
Mineral Aggregates & Petroleum Resources 
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2.0 PROVINCIAL POLICY STATEMENT 

The Provincial Policy Statement, 2005 (PPS) issued under the authority of Section 3 of 
the Planning Act, provides policy direction on matters of provincial interest related to 
land use planning and development.  The PPS requires Official Plans to “be consistent 
with” the policy statement, a higher order of compliance than the previous PPS 
language required.   
 
A number of Provincial interests are identified in Part IV of the PPS with respect to a 
vision for Ontario’s land use planning system and include: 
  

·  Recognition that the wise management of development may involve 
directing, promoting or sustaining growth.   

·  Land use must be carefully managed to accommodate appropriate 
development to meet the full range of current and future needs, while 
achieving efficient development patterns. 

·  Efficient development patterns optimize the use of land, resources and 
public investment in infrastructure and public service facilities, and 
promote a mix of housing, employment, parks and open spaces and 
transportation choices that facilitate pedestrian mobility and other modes 
of travel.  They also support the financial well-being of the Province and 
municipalities over the long term, and minimize the undesirable effects of 
development, including impacts on air, water and other resources.  Strong, 
liveable and healthy communities enhance social well-being and are 
economically and environmentally sound. 

·  The Province’s natural heritage resources, water, agricultural lands, 
mineral resources and cultural heritage and archaeological resources 
provide important environmental, economic and social benefits.  The wise 
use and management of these resources over the long term is a key 
provincial interest.  The Province must ensure that its resources are 
managed in a sustainable way to protect essential ecological processes and 
public health and safety, minimize environmental and social impacts, and 
meet its long-term needs. 

 
Part V sets out the actual policies of the PPS.  The following chart identifies policies 
that must be considered as part of this review. 
 

1.1 Managing and Directing Land Use to Achieve Efficient Development and Land Use Patterns  
1.1.1 Healthy, liveable and safe communities are sustained by:  

a) promoting efficient development and land use patterns which sustain the financial well-
being of the Province and municipalities over the long term; 

b) accommodating an appropriate range and mix of residential, employment (including 
industrial, commercial and institutional uses), recreational and open space uses to meet 
long-term needs;  

c) avoiding development and land use patterns which may cause environmental or public 
health and safety concerns; 

d) avoiding development and land use patterns that would prevent the efficient expansion 
of settlement areas in those areas which are adjacent or close to settlement areas;  

e) promoting cost-effective development standards to minimize land consumption and 
servicing costs; 

f) improving accessibility for persons with disabilities and the elderly by removing and/or 
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preventing land use barriers which restrict their full participation in society; and  
g) ensuring that necessary infrastructure and public service facilities are or will be 

available to meet current and projected needs.  

1.1.2 Sufficient land shall be made available through intensification and redevelopment and if 
necessary, designated growth areas, to accommodate an appropriate range and mix of 
employment opportunities, housing and other land uses to meet projected needs for a time 
horizon of up to 20 years. However, where an alternate time period has been established for 
specific areas of the Province as a result of a provincial planning exercise or a provincial plan, 
that time frame may be used for municipalities within the area.  

1.1.3 Settlement Areas   
1.1.3.1 Settlement areas shall be the focus of growth and their vitality and regeneration shall be 

promoted.  

1.1.3.2 Land use patterns within settlement areas shall be based on:  
a)  densities and a mix of land uses which:  
   1. efficiently use land and resources;  
   2. are appropriate for, and efficiently use, the infrastructure and public      
     service facilities which are planned or available, and avoid the need for  
     their unjustified and/or uneconomical expansion; and  
   3. minimize negative impacts to air quality and climate change, and  
     promote energy efficiency in accordance with policy 1.8; and  
b)  a range of uses and opportunities for intensification and redevelopment in accordance with 
the criteria in policy 1.1.3.3  

1.1.3.3 Planning authorities shall identify and promote opportunities for intensification and 
redevelopment where this can be accommodated taking into account existing building stock or 
areas, including brownfield sites, and the availability of suitable existing or planned 
infrastructure and public service facilities required to accommodate projected needs. 
Intensification and redevelopment shall be directed in accordance with the policies of Section 2: 
Wise Use and Management of Resources and Section 3: Protecting Public Health and Safety.  

1.1.3.4 Appropriate development standards should be promoted which facilitate intensification, 
redevelopment and compact form, while maintaining appropriate levels of public health and 
safety.  

1.1.3.5 Planning authorities shall establish and implement minimum targets for intensification and 
redevelopment within built-up areas. However, where provincial targets are established through 
provincial plans, the provincial targets shall represent the minimum target for affected areas.  

1.1.3.6 Planning authorities shall establish and implement phasing policies to ensure that specific targets 
for intensification and redevelopment are achieved prior to, or concurrent with, new 
development within designated growth areas.  

1.1.3.7 New development taking pace in designated growth areas should occur adjacent to the existing 
built-up area and shall have a compact form, mix of uses and densities that allow for the 
efficient use of land, infrastructure and public service facilities.  

1.1.3.8 Planning authorities shall establish and implement phasing policies to ensure the orderly 
progression of development within designated growth areas and the timely provision of the 
infrastructure and public service facilities required to meet current and projected needs.  

1.1.3.9 A planning authority may identify a settlement area or allow the expansion of a settlement area 
boundary only at the time of a comprehensive review and only where it has been demonstrated 
that:  

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

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

c) in prime agricultural areas:  
1. the lands do not comprise specialty crop areas;  
2. there are no reasonable alternative which avoid prime agricultural areas; and  
3. there are no reasonable alternatives on lower priority agricultural lands in prime 
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agricultural areas; and  
d) impacts from new or expanding settlement areas on agricultural operations which are 

adjacent or close to the settlement area are mitigated to the extent feasible.  
In determining the most appropriate direction for expansion to the boundaries of settlement 
areas or the identification of a settlement area by a planning authority, a planning authority shall 
apply the policies of Section 2: Wise Use and Management of Resources and Section3: Protecting 
Public Health and Safety. 

1.2 Coordination 
1.2.1 A coordinated, integrated and comprehensive approach should be used when dealing with 

planning matters within municipalities, or which cross lower, single and/or upper-tier municipal 
boundaries, including:  

a) managing and/or promoting growth and development; 
b) managing natural heritage, water, agricultural, mineral, and cultural heritage and 

archaeological resources;  
c) infrastructure, public service facilities and waste management systems;  
d) ecosystem, shoreline and watershed related issues;  
e) natural and human-made hazards; and  
population, housing and employment projections, based on regional market areas.  

1.2.2 Where planning is conducted by an upper-tier municipality, the upper-tier municipality in 
consultation with lower-tier municipalities shall: 

a) identify, coordinate and allocate population, housing and employment projections for 
lower-tier municipalities. Allocations and projections by upper-tier municipalities shall 
be based on and reflect provincial plans where these exist; 

b) identify areas where growth will be directed, including the identification of nodes and 
the corridors linking these nodes; 

c) identify targets for intensification and redevelopment within all or any of the lower-tier 
municipalities, including minimum targets that should be met before expansion of the 
boundaries of settlement areas is permitted in accordance with policy 1.1.3.9;  

d) where transit corridors exist or are to be developed, identify density targets for areas 
adjacent or in proximity to these corridors, including minimum targets that should be 
met before expansion of the boundaries of settlement areas is permitted in accordance 
with policy 1.1.3.9; and  

e) identify and provide policy direction for the lower-tier municipalities on matters that 
cross municipal boundaries.  

1.3 Employment Areas   
1.3.1 Planning authorities shall promote economic development and competitiveness by:  

a) providing for an appropriate mix and range of employment (including industrial, 
commercial and institutional uses) to meet long-term needs; 

b) providing opportunities for a diversified economic base, including maintaining a range 
and choice of suitable sites for employment uses which support a wide range of 
economic activities and ancillary uses, and take into account the needs of existing and 
future businesses; 

c) planning for, protecting and preserving employment areas for current and future uses; 
and 

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

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

1.4 Housing  
1.4.1 To provide for an appropriate range of housing types and densities required to meet projected 

requirements of current and future residents of the regional market area identified in policy 
1.4.3, planning authorities shall: 
 

a) maintain at all times through residential intensification and redevelopment and, if 
necessary, lands which are designated and available for residential development; and 

b) maintain at all times where new development is to occur, land with servicing capacity 
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sufficient to provide at least a 3 year supply of residential units available through lands 
suitably zoned to facilitate residential intensification and redevelopment, and land in 
draft approved and registered plans.  

1.4.2 Where planning is conducted by an upper-tier municipality: 
 

a) the land and unit supply maintained by the lower-tier municipality identified in policy 
1.4.1. shall be based on and reflect the allocation of population and units by the upper-
tier municipality; and 

b) the allocation of population and units by the upper-tier municipality shall be based on 
and reflect provincial plans where these exist.  

1.4.3 Planning authorities shall provide for an appropriate range of housing types and densities to meet 
projected requirements of current and future residents of the regional market area by: 

a) establishing and implementing minimum targets for the provision of housing which is 
affordable to low and moderate income households. However, where planning is 
conducted by an upper-tier municipality, the upper-tier municipality in consultation 
with the lower-tier municipality may identify a higher targets) which shall represent the 
minimum targets) for these lower-tier municipalities; 

b) permitting and facilitating:  
       1. all forms of housing required to meet the social, health and       
       well-being requirements of current and future residents, including  
       special needs requirements; and  

2. all forms of residential intensification and redevelopment in accordance with policy 
1.1.3.3;  

c) directing the development of new housing towards locations where appropriate levels of 
infrastructure and public service facilities are or will be available to support current and 
projected needs;  

d) promoting densities for new housing which efficiently use land, resources, transportation 
modes and public transit in areas where it exists or is to be developed; and  

e) establishing development standards for residential intensification, redevelopment and 
new residential development which minimize the cost of housing and facilitate compact 
form, while maintaining appropriate levels of public health and safety.  

1.6.4 Sewage and Water   
1.6.4.1 Planning for sewage and water services shall:  

a) direct and accommodate expected growth in a manner that promotes the efficient use 
of existing:  
1. municipal sewage services and municipal water services; and  
2. private communal sewage services and private communal water services, where 
municipal sewage services and municipal water services are not available; 

b) ensure that these system are provided in a manner that:  
1. can be sustained by the water resources upon which such services rely;  
2. is financially viable and complies with all regulatory requirements;  
3. protects human health and the natural environment;  

c) promote water conservation and water use efficiency; 
d) integrate servicing and land use considerations at all stages of the planning process; and 
e) subject to the hierarchy of services provided in policies 1.6.4.2, 1.6.4.3 and 1.6.4.4, 

allow lot creation only if there is confirmation of sufficient reserve sewage system 
capacity and reserve water system capacity within municipal sewage services and 
municipal water services or private communal sewage services and private communal 
water services.  

The determination of sufficient reserve sewage system capacity shall include treatment capacity 
for hauled sewage from private communal sewage services and individual on-site sewage 
services.  

1.6.4.2 Municipal sewage services and municipal water services are the preferred form of servicing for 
settlement areas. Intensification and redevelopment within settlement areas on existing 
municipal sewage services and municipal water services should be promoted, wherever feasible.  

1.6.4.3 Municipalities may choose to use private communal sewage services and private communal water 
services, and where policy 1 6.4.4 permits, individual on-site sewage services and individual on-
site water services, where  
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a) municipal sewage services and municipal water services are not provided; and 
b) the municipality has established policies to ensure that the services to be provided 

satisfy the criteria set out in policy 1 6.4.1  

1.6.4.4 Individual on-site sewage services and individual on-site water services shall only be used for a 
new development of five or less lots or private residences where municipal water services or 
private communal sewage services and private communal water services are not provided and 
where site conditions are suitable for the long-term provision of such services. Despite this, 
individual on-site sewage services and individual on-site water services may be used to service 
more than five lots or private residences in rural areas provided these services are solely for 
those uses permitted by policy 1.1.4.1(a) and site conditions are suitable for the long-term 
provision of such services.  

1.6.4.5 Partial services shall only be permitted in the following circumstances:  
a) where they are necessary to address failed individual on-site sewage services and 

individual on-site water services in existing development; and 
b) within settlement areas, to allow for infilling and rounding out of existing development 

on partial services provided that:  
    1. the development is within the reserve sewage system capacity and   
      reserve water system capacity; and  

       2. site conditions are suitable for the long-term provision of such  
         services.  

 
There is an expectation that the County of Elgin and its partner municipalities will 
implement the applicable policies of the PPS.  Most of the partner municipalities are 
currently updating their Official Plans (OPs) and as such, are in the process of ensuring 
implementation of the PPS, including ongoing discussions with the Province on a 
number of the draft OPs.  Some of the highlights of the PPS that have an impact on 
preparing Elgin County’s OP and the approval of local municipal OPs are summarized 
below: 

• Municipalities must ensure a range and mix of residential, employment, 
recreational and open space uses are provided to meet the long-term needs of 
communities. 

• Planning for the intensification of existing developed areas and the 
consideration of brownfield development before considering urban expansions.  
This means that municipalities carry out detailed analyses of urban areas and 
identify potential areas for redevelopment before considering greenfield 
development. 

• Urban expansions can only occur at the time of a municipally initiated 
"Comprehensive Review" and municipalities must avoid development and land 
use patterns that would prevent efficient expansions. 

• Municipalities must protect prime agricultural areas and specialty crop areas 
for long-term use. 

• Each municipality must set targets for intensification and minimum densities 
and facilitate all forms of intensification and redevelopment, where 
appropriate. 

• Municipalities must provide a sufficient supply of employment lands that are to 
be focused on priority growth areas.   
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• Each municipality will be required to set minimum targets for all types of 
housing, including affordable housing. 

• Municipal sewage and water services are the preferred form of servicing for 
settlement areas.  Municipal planning of sewage and water services should 
direct and accommodate expected growth in a manner that promotes the 
efficient use of existing services. 

• A coordinated, integrated and comprehensive approach is required in dealing 
with planning matters that cross municipal boundaries; an important role the 
County will assume once the Elgin Official Plan is in place. 

• As an upper-tier municipality, the County, in consultation with lower-tier 
municipalities, must: identify, coordinate and allocate population, housing and 
employment projections for lower-tier municipalities; identify areas where 
growth will be directed, including the identification of nodes and corridors 
linking these nodes; and identify targets for intensification and redevelopment. 
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3.0 GEOGRAPHIC AND HISTORICAL CONTEXT 

3.1 Recent Settlement History 

Elgin County is an upper-tier municipality comprised of seven local municipalities 
including the Town of Aylmer, the Municipalities of Bayham, Central Elgin, 
Dutton/Dunwich and West Elgin, and the Townships of Malahide and Southwold.  The 
County’s municipalities surround the City of St. Thomas which is separated from the 
County.  St. Thomas has no jurisdictional overlap with the County.  The Census 
Division (CD) of Elgin County – a CD is a level of geography used by Statistics Canada 
for census and other data reporting purposes – includes St. Thomas plus Elgin County’s 
seven municipalities.  The Elgin CD is the area outlined in red designated by the 
number 34 (also in red) in the bottom half of Figure 1 extending from West Elgin on 
the left to Bayham on the right.  Throughout this report Elgin County refers to the sum 
of the seven municipalities while Elgin refers to the seven county municipalities plus 
St. Thomas (that is, Elgin refers to the CD of Elgin). 
 

Figure 1: Elgin County Census Division and the London Census Metropolitan Area 

 
Source:  C4SE 

 
 
Many of the municipalities in Elgin County were created as a result of amalgamations 
and annexations in 1998.  Refer to a summary in Figure 2.  The Municipality of West 
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Elgin was formed in 1998 through the amalgamation of Aldborough Township and West 
Lorne Village.  Rodney Village was previously amalgamated with Aldborough Township 
in 1993.  In 1998, Dunwich Township & Dutton Village amalgamated to form the 
Municipality of Dutton-Dunwich. The current Township of Malahide was also created 
that same year through the amalgamation of the former Malahide Township, South 
Dorchester Township & Springfield Village.  Central Elgin was created as a result of the 
amalgamation of Yarmouth Township, Belmont Village and Port Stanley Village.  Also 
in 1998, the Municipality of Bayham was created through the amalgamation of Bayham 
Township, Port Burwell Village and Vienna Village. 
 
 

Figure 2: Elgin County and its partner Municipalities 

Present Municipality Municipalities in Existence  
Prior to 1998 

Town of Aylmer Town of Aylmer 

Township of Bayham 
Port Burwell Village Municipality of Bayham 

Vienna Village 
Belmont Village 

Port Stanley Village Municipality of Central Elgin 
Yarmouth Township 
Dunwich Township Municipality of Dutton-Dunwich 

Dutton Village 
Malahide Township 

South Dorchester Township Township of Malahide 
Springfield Village 

Township of Southwold Township of Southwold 

City of St. Thomas City of St. Thomas 

Township of Aldborough Municipality of West Elgin 
Village of West Lorne 

 
 

3.2 Past and Current Growth Trends 

3.2.1 Population 

Statistics Canada’s post-censal estimates of the population provide us with the most 
up to date population data country-wide at the CD level.  The post-censal estimates of 
the population adjust the Census estimates for the estimated undercount of the census 
(usually about 3 to 4 percent of the total population) and provide estimates for the 
years between each census (the Census is undertaken once every five years).  Figure 3 
compares the population growth of the Elgin CD to that of the nearby CDs of 
Middlesex, Oxford and Chatham-Kent, and to Ontario as a whole.  The populations of 
each area are shown in Figure 3 in index form with the population for each set equal 
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to 100 in 1976. 
 

Figure 3:  Total Population of Ontario, Middlesex, Elgin, Oxford and Chatham-Kent  
Annual data in Index Form from 1976 to 2009 with 1976 = 100 

 

Source: C4SE & Statistics Canada’s Post-Censal Population Estimates 

 
The population of Ontario grew by 53 percent between 1976 and 2009.  In comparison, 
the population of the Middlesex CD grew by 45 percent over that 33 year span or at a 
pace close to that of the province as a whole.  The population of the Elgin CD grew 
less quickly by 26 percent at a pace half that of Ontario.  Adjacent Oxford grew almost 
as quickly as Elgin (22 percent).  In sharp contrast, Chatham-Kent’s CD population in 
2009 was just 1 percent higher than it had been 33 years earlier. 
 
There are 49 CDs in Ontario.  To put the Elgin CD growth in context note that: 
 

• Elgin’s growth by 26 percent from 1976 to 2009 ranked 24th out of the 49 Ontario 
CDs, while Middlesex’s growth by 45 percent ranked 14th. 

 

• The fastest growing CDs in Ontario over that period were York Region (by 381 
percent), Peel Region (237 percent), Durham Region (131 percent), Simcoe County 
(110 percent) and Halton Region (109 percent); in other words the fastest growing 
CDs in Ontario were Toronto’s four sub-urban regional municipalities plus Simcoe 
just north of the GTA. 

 

• The population of 7 Ontario CDs – all in northern Ontario – declined over that 
period.   

 

Statistics Canada does not publish post-censal population estimates at the Census Sub-
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Division (CSD) level.  Census estimates at the CSD reveal population growth within 
Elgin has been uneven (Figure 4 below). 
 

Figure 4 
Total Population of Elgin by Municipality 

Census Estimates 1986, 1991, 1996, 2001 & 2006 
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Source: C4SE & Statistics Canada’s Census of Canada 

 
Figure 4 shows the Census-estimated population of each CSD in Elgin for each of the 
years 1986, 1991, 1996, 2001 and 2006, and reveals that: 
 

• In 2006 the total population of Elgin including St. Thomas was 88,670.  The 
population of St. Thomas was 37,510 that year while the population of the 
County was 51,160.  Thus St. Thomas accounts for 42 percent of the total 
population of Elgin. 

 

• Over the time span from 1986 to 2006 the total population of Elgin grew by 
16,180.  St. Thomas grew by 7,680 (accounting for 47 percent of the CD’s total 
growth) while the County grew by 8,500 (accounting for the remaining 53 
percent). 

 

• The greatest population growth over those two decades within the County 
occurred in Central Elgin (2,090), Aylmer (1,930), Bayham (1,700) and Malahide 
(1,150). Collectively these four grew by 6,870 between 1986 and 2006 thus 
accounting for 81 percent of the County’s overall growth over that period. 

 

The above analysis reveals that within Elgin, the concentration of population and 
population growth has tended to be St. Thomas-centred with the City accounting for 
42 percent of Elgin’s population in 2006 and for 47 percent of its population growth 
between 1986 and 2006. 
 
Furthermore, this assessment reveals that the concentration of population and of 
population growth within the County is also St. Thomas-centred with Central Elgin 
(which surrounds St. Thomas), Aylmer and Malahide (immediately to the east of 
Central Elgin) and Bayham (immediately to the east of Malahide) accounting for most 
Elgin residents in 2006 (72 percent) and for most Elgin resident growth between 1986 
and 2006 (81 percent). 
 
Over the last decade, a deepening concentration of London-centred and St. Thomas-
centred growth has emerged within Elgin.  Between 1996 and 2006, Elgin’s population 
increased by 7,140 people with St. Thomas accounting for 5,160 (or 72 percent) of 
that growth, Central Elgin for 700 (10 percent) and Southwold for 510 (7 percent).  
Thus St. Thomas and its two immediately adjacent municipalities collectively 
accounted for 89 percent of Elgin’s growth over that period. 
 
3.2.2 Components of Population change between 2007 and 2016 

The post censal (post-2006) estimates suggest the following about the annual change 
in population in Elgin over this period as shown in Figure 5. 
 

Figure 5: Sources of Annual Population Elgin County 2007 to 2016 

 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 

Births 1,030 1,046 1,055 1,064 1,054 1,062 1,065 1,063 1,060 1,064 

Deaths 782 809 836 845 863 880 896 912 927 939 
Net Natural 
Change 248 237 219 218 192 183 169 151 133 125 
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In-migration 3,807 3,406 3,370 2,968 3,802 3,565 3,359 3,339 3,713 4,074 

Out-migration 3,297 3,318 3,323 3,324 3,302 3,323 3,336 3,338 3,338 3,356 
Net 
Migration 510 88 47 -357 500 242 23 1 375 718 

Source: C4SE & Statistics Canada 

 
The data in Figure 5 reveals that: 
 
1. Based on actual and estimated data for the period between 2007 and 2016, 

births exceed deaths in Elgin on an average annual basis of 188, and therefore, 
Elgin’s population increased and is estimated to continue to increase each year 
due to net natural causes.  While birth rates are expected to remain level to 
2016, the death rate is anticipated to steadily increase due to the aging 
population.  This will mean that the gap between births and deaths will 
steadily narrow. 

2. On an average annual basis in-migration totaled 3,540, expecting to peak at a 
4,074 in 2016. 

3. On an average annual basis out-migration totaled 3,326, expected to remain 
relatively constant over the 10 year period. 

4. Net in-migration contributed an average of 215 new people to Elgin each year 
over this period.  Each year actual or estimated in-migration exceed out-
migration, with the exception of 2010 where it is estimated that out-migration 
exceeded in-migration by 357 residents.  

5. Thus, net natural change plus net migration together created an average 
annual population gain (actual & estimated) in Elgin of 403. 

 
3.2.3 Age of Population  

Figure 6 shows that the number of people aged 45+ within the County has increased 
from 35% in 1996 and 37% in 2001, to almost 40% in 2006.  Figure 6 also shows that 
there has been a steady decline in the 0-14 and 25-44 age groups between 1996 and 
2006.  
 

Figure 6: Population by Age for Elgin Census Division 

Population by Age 
 1996 Distribution 2001 Distribution 2006 Distribution 
Age 0-14 17,670 22.3% 17,450 21.4% 17,240 19.4% 
Age 15-19 5,570 7.0% 6,000 7.4% 6,640 7.5% 
Age 20-24 4,870 6.2% 4,605 5.6% 5,470 6.1% 
Age 25-44 23,270 29.3% 23,010 28.2% 24,150 27.2% 
Age 45-54 9,970 12.6% 11,265 13.8% 12,940 14.5% 
Age 55-64 6,890 8.7% 8,040 9.9% 10,270 11.6% 
Age 65-74 6,095 7.7% 5,790 7.1% 6,260 7.1% 
Age 75+ 4,810 6.1% 5,405 6.6% 5,700 6.4% 
TOTAL 79,160 100% 81,565 100% 88,670 100% 
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NOTE: Distributions may not add due to rounding 
Source: Statistics Canada, Census 1996-2006 

 
If trends continue, there will be a need to plan for the increased provision of services 
to seniors in the future.  With an aging population, the demand for smaller sized 
houses and the need for complete communities that allow for improved proximity to 
local retail and services are expected to increase, requiring the County and its partner 
municipalities to consider strategies with respect to future community planning and 
service provision.  Also, these trends call for the need to continue with initiatives for 
attracting and retaining younger segments of the labour force, to both provide 
services to an older population and fill the employment positions left vacant by the 
retiring population.  
 
3.2.4 Household Size 

Figure 7 shows the distribution of the population and dwellings within Elgin in 2006 by 
area municipality along with the average number of persons per dwelling in each 
municipality that year.  Figure 7 reveals that the average number of persons per 
household is below the Elgin average of 2.65 in St. Thomas (2.45), West Elgin (2.57) 
and Aylmer (2.62), close to the average in Central Elgin (2.66), and higher than the 
average in Malahide (3.24), Bayham (3.07), Southwold (2.94) and Dutton/Dunwich 
(2.75). 
 

Figure 7 
Population, Dwellings and Persons per Dwelling 

Elgin by Municipality in 2006 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Source: Statistics Canada as compiled by C4SE 

 
 
If current trends continue, Elgin municipalities could expect to see a further decrease 
in household size as the population continues to age and people continue to live 
longer. The Malahide Development Charge Background Study (2009) projects a trend in 
the future towards continued reductions in persons per unit from 3.24 in 2006 to 3.15 
in mid-2019 and 3.08 in mid-2029. 
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3.2.5 Housing Types 

Figure 8 illustrates that the majority of the dwellings in the County are single-
detached dwellings.  However, Figure 8 also indicates that there is a strong 
relationship between more urban municipalities such as Aylmer and the presence of 
alternative forms of housing including townhouse, semi-detached and townhouse units.  
 

Figure 8 
Housing Types 

Elgin by Municipality in 2006 

 
Source: Statistics Canada as compiled by Meridian 
 
 
3.2.6 Location of Dwelling Construction between 1991 & 2009 

A review of Statistics Canada data and building permit information obtained from each 
of the lower-tier municipalities has been carried out to determine where new homes 
have been constructed between 1991 and 2009 in the County.  Figure 9 indicates that 
Central Elgin had largest proportion of single detached dwelling construction in the 
County.  It is noted that Figure 9 only shows how many single-detached dwellings were 
constructed in this time period.  
 

Figure 9 
Location of Single Detached Dwelling 

Construction by Municipality 1991-2009 
(average per year) 
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Source: Statistics Canada (1991-2006) & Municipal Building Permit Data (2007-09) 

 

3.3 Employment 

3.3.1 Employment by Place of Work 

Figure 10 below reveals the regular commuting patterns of Elgin residents who worked 
in 2006.  The columns indicate where the employed residents of each Elgin 
municipality lived in 2006 while the rows indicate where they worked by municipality.  
The final column provides the total for all Elgin residents who worked in 2006.  So, for 
example, a total of 2,105 residents of Southwold had jobs in 2006 (reading down the 
column under Southwold) of whom 735 worked in St. Thomas, 710 in London, 385 in 
Southwold, 170 in Central Elgin, 50 in West Elgin and the remaining 55 in various non-
Elgin municipalities.  The final five rows indicate 63.7 of Southwold’s working 
residents worked somewhere in Elgin (34.9 percent in St. Thomas, 28.7 percent 
elsewhere in Elgin) while most of the rest (33.7 percent) worked in London. 
 

Figure 10 
Working Residents of Elgin  

by Municipality of Place of Work in 2006 
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Figure 10 reveals the following: 
 

• Out of 34,235 Elgin residents who worked in 2006 some 65.0 percent worked in 
Elgin, 24.4 percent in London and 10.6 percent elsewhere (see the final three 
rows of the final column). 

 

• Of the 15,610 residents of St. Thomas who worked in 2006 the proportions were 
quite similar with 71.2 percent working in Elgin, 24.3 percent in London and 
4.5 percent elsewhere. 

 

• Of the 18,625 Elgin residents excluding St. Thomas who worked 4,565 worked in 
St. Thomas (24.5 percent), 4,555 worked in London (24.4 percent), 6,565 
worked elsewhere in Elgin (35.2 percent) while the remaining 2,940 (15.8 
percent) worked outside of Elgin and London altogether. 

 

• The proportion of working residents commuting to London was at least 18.0 
percent in every Elgin municipality in 2006 except for Bayham (the easternmost 
municipality within Elgin; Bayham’s London share is just 5.5 percent).  Bayham 
is the only Elgin municipality with a working-in-Elgin share of less than 61.0 
percent (Bayham’s Elgin share was very low at just 21.1 percent; only 6.5 
percent of its employed residents worked in St. Thomas).  Almost three 
quarters of Bayham’s working residents work outside of Elgin, most of them in 
Tillsonburg (750). 

 
With this one exception of Bayham, Figure 10 indicates the very high degree of 
economic interdependence existing between all Elgin County workers and either the 
City of St. Thomas or the City of London. 
 
In view of the above interconnectedness, the projections developed in this Paper 
reflect the importance of the economies of London and St. Thomas as drivers of future 
population, dwelling and other land use growth in Elgin County. 
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3.3.2 Economic Base of Elgin 

Census data reveal that in 2006 a total of 43,200 of the 88,670 residents of Elgin had 
jobs.  Spatially they worked as follows: 
 

·  3,745 worked at home 
·  18,500 worked outside of their homes for an employer in Elgin 
·  4,005 had no fixed workplace (sales, construction, delivery, etc.) 
·  8,345 worked in London 
·  8,605 worked in another nearby community 

 

In other words only 51 percent of Elgin’s employed residents (including those working 
at home) were employed by Elgin-based employers. 
 
Census data also reveal that in 2006 Elgin-based employers provided jobs to 34,815 
people.  Elgin therefore is said to have provided 34,815 jobs on a place-of-work basis 
in that year.  Since only 18,500 Elgin residents worked outside their homes for 
employers based in Elgin the remaining 16,305 jobs in Elgin were held by people 
residing outside of Elgin in nearby communities such as Middlesex and Oxford. 
 
In other words each work day considerable out-commuting from Elgin (at least 16,950) 
and in-commuting to Elgin (16,305) occurs. However, home-based businesses 
contribute to economic development by acting as incubators for small businesses, and 
promoting the efficient use of land and infrastructure. 
 
It is the jobs offered by employers in Elgin that defines the economic base of Elgin.  
Employers based in Elgin account for a significant portion of the wages and salaries 
spent in the area each year by Elgin residents and employers in Elgin account for all of 
the non-residential property taxes collected within Elgin. 
 
The industrial composition of Elgin-based jobs therefore reflects Elgin’s industrial 
dependence. 
 
3.3.3 Economic Base and Community Base Economic Activities in Elgin 

The economic activities occurring in a community can be divided into those that are 
export-based and those that are community-based.  Export-based industries – the 
economic drivers or the economic base of a community – produce goods that are 
shipped to markets outside the community (agriculture, forestry, fishing, mining and 
manufacturing), or they provide services to visitors and seasonal residents of the 
community (hotels, restaurants, retail outlets, recreation attractors, specialized 
hospitals, colleges and universities) or to businesses outside the community 
(specialized financial or professional services).  Community-based industries produce 
services that meet the needs primarily of the local residents of the community (retail, 
medical, primary and secondary education, and personal and government services). 
 
In order to determine which industries are the key drivers of Elgin we first developed 
location quotients on an industry by industry basis as reflected in Figure 11.  Figure 11 
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decomposes employment by place-of-work by industry data for 2006 into its economic-
base (EB) and community-base (CB) components based on Elgin’s activity rates (its 
ratios of employment per 1,000 residents) compared to those for Ontario as a whole. 
 
In this decomposition, all jobs in the agriculture, forestry, mining and manufacturing 
sectors are by definition considered to be economic base or export-based.  Export-
based jobs in all the other industries are determined where the activity rate in Elgin 
exceeds the rate for Ontario. 

Figure 11 
Employment by Place-of-Work in Elgin 

Export Base and Community Base Decomposition in 2006 
 

 
 

Source: C4SE & Statistics Canada’s Census of Canada 
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In Figure 11, the first column shows the number of jobs supplied by employers in Elgin 
in 2006 by industry by place-of-work (EPOW).  The second column indicates the 
number of jobs for each industry for the province as a whole.  The third and fourth 
columns provide the activity rate by industry for each of Elgin and Ontario.  The fifth 
column calculates Elgin’s Location Quotient (LQ) by industry.  The Location Quotient 
simply expresses Elgin’s activity rate by industry relative to that for Ontario by 
industry in index form. 
 
In decomposing jobs into their economic base and community base components we 
assume all jobs in the agriculture and manufacturing sectors in Elgin are producing 
products for people outside of Elgin and, therefore, we assume these jobs are part of 
Elgin’s economic base.  With respect to all other industries we assume for industries 
where the Location Quotient for Elgin exceeds 100 – that is where the number per 
capita exceeds the norm of most other Ontario communities – the extent to which jobs 
in those industries exceed the norm reveals the extent to which those excess jobs 
must be providing services to people who usually live outside of Elgin (to tourists and 
cottagers, for example). 
 
Figure 11 reveals the following: 
 

• Elgin provided 34,815 jobs on a place-of-work basis and had a population of 
88,658 in 2006.  Its activity rate – the ratio of employment by place-of-work to 
the resident population – was therefore 393 jobs per 1,000 residents.  In 
comparison, Ontario’s activity rate in 2006 was 440 jobs provided per 1,000 
residents.  Thus Elgin’s activity rate was below the provincial average by about 
11 percent.  
 

• A total of 14,415 of the 34,815 jobs provided by employers in Elgin in 2006 
were economic-base jobs.  Thus about 41 percent of all the jobs found in Elgin 
in 2006 were economic driver positions to Elgin. 

 

• Of Elgin’s 14,415 economic base jobs more than 80 percent were accounted for 
by manufacturing and more than 50 percent by transportation equipment 
manufacturing.  The remaining 20 percent were accounted for by agriculture. 

 
• The Location Quotient for agriculture in Elgin was 396 meaning agricultural 

jobs are about 4 times more likely to be found in Elgin per capita than in the 
average Ontario community.   
 

• The Location Quotient for manufacturing was 201 for Elgin in 2006 meaning 
manufacturing jobs are about 2 times more likely to be found in Elgin per 
capita than in the average Ontario community.  The Location Quotients within 
manufacturing – 665 for transportation equipment, 299 for wood products and 
233 for fabricated metals – reveal these three manufacturing industries largely 
define Elgin’s economic base. 

 
• Outside of the traditional economic base industries of agriculture, mining and 

manufacturing there are no other economic base jobs in Elgin.  Not one of the 
service industries in Elgin reaches a Location Quotient of 100 or more. 
 

The economic base profile revealed for Elgin in Figure 11 – all agriculture and 
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manufacturing, no business or personal services – is yet another indication of the 
degree of economic integration between Elgin and the City of London.  London is so 
well endowed with professional and other business services, and with medical, 
educational, recreational, and other personal services, that such services are offered 
within Elgin at levels well below the norm. 
 
3.3.4 Elgin’s Economic Base by Municipality 

Figure 12 reveals where the jobs by place-of-work by major industry were located in 
Elgin in 2006: 
 

• Outside of St. Thomas Elgin’s agricultural employment was spread evenly 
throughout the County. 

 
• In contrast, St. Thomas accounted for 61 percent (7,140) of Elgin’s 

manufacturing jobs (11,620) and Southwold for 22 percent (2,570).  Together 
St. Thomas and Southwold accounted for more than 80 percent of Elgin’s 
manufacturing jobs.  West Elgin accounted for 5 percent (580), Aylmer for 4 
percent (490) and Bayham for 4 percent (465). 

 
• The remaining jobs are all community base positions.  St. Thomas (57 percent, 

11,660), Central Elgin (12 percent, 2,430) and Aylmer (12 percent, 2,355) 
collectively accounted for more than 80 percent of the community base jobs in 
Elgin in 2006. 

 
The highest activity rate in Elgin was found in Southwold (828 jobs per 1,000 residents) 
followed by St. Thomas at 523 and Aylmer at 444.  All other municipalities in Elgin 
faced activity rates below the 408 average for Elgin as a whole in 2006 (note that the 
activity rate for Elgin is slightly higher in Figure 12 than in Figure 11 because the 
population of Elgin in Figure 11 is the post-censal, and therefore slightly higher, 
estimate). 

Figure 12 
Employment by Place-of-Work in Elgin by Municipality and Major Industry 

 

 
 

Source: C4SE & Statistics Canada’s Census of Canada 
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3.3.5 Implications for Elgin’s Future Economic Base 

Since the Census was taken in 2006, Canada and the rest of the world have gone 
through a major economic downturn and partial recovery.  The recession was 
particularly devastating for automobile assembly and parts operations, the mainstay of 
Elgin’s economic base.  Data regarding the actual number of jobs by place-of-work in 
Elgin since 2006 are not available but they can be estimated using annual Labour Force 
Survey data regarding employment by industry for the London CMA since that year.  
The number of jobs provided by employers in Elgin in agriculture, transportation 
equipment manufacturing and all other manufacturing as a group fell in each of 2007, 
2008 and 2009 from a total of 14,415 in 2006 to just 10,925 in 2009 – or by 24 percent 
– and only a modest increase appears to have occurred in 2010 (see Figure 13).  A 
significant portion of this reduction in the number of manufacturing jobs (in the recent 
past and near future) can be attributed to the downsizing and planned closure of the 
Ford plant. 
 

Figure 13 
Employment by Place-of-Work in Elgin Census Division 

Economic Base Industries 2006 to 2036 

  
Our long term projections for employment in these industries nation-wide and 
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province-wide are not positive.  Agriculture and manufacturing production – measured 
in constant dollars – are expected to grow at modest rates in the decades ahead.  But 
productivity growth in both agriculture and manufacturing is expected to be high in 
the future (as it has been in the past) meaning that even though production will 
continue to grow the number of jobs will not. 
 
We project there will be a modest increase in employment in Elgin in its economic 
base industries from 2011 through 2015 but – in the absence of significant economic 
development gains in yet untapped areas – its economic base employment is unlikely 
ever to return to where it was in 2006 and, following the brief recovery-induced 
upturn, will gradually decline each year beyond 2015 (Figure 13). 
 
The most important implication of the above trends for Elgin County is that its 
industrial property tax base will shrink in the future.  The tax base will not necessarily 
shrink if production continues to grow at locations within Elgin – even though 
employment will likely decline – but the projections suggest Elgin’s key economic base 
industries are at risk. 
 
The erosion of Elgin’s traditional economic base employment, however, is unlikely to 
arrest its future population growth potential, the subject of the final section of this 
report. 
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4.0 POTENTIAL ECONOMIC AND DEMOGRAPHIC GROWTH IN THE AREA 

The implied continued loss of certain types of employment within Elgin’s economic 
base in the future (as illustrated in Figure 13) will have impacts on future population 
and employment growth. The employment projections underlying Figure 13 are based 
on the assumption that Elgin’s economic focus industrially will not change in the 
future and that gradually declining employment in agriculture and manufacturing 
nation-wide and province-wide will be mirrored in Elgin.  However, the projections do 
not take into account the potential diversification of Elgin’s economic base in the 
future that is difficult to measure. The employment projections also do not take into 
account the potential new employment growth that could result from recent St. 
Thomas and Elgin County collaborative growth strategies in the areas of food and 
tourism.  Nor do they reflect the recent efforts of Elgin County in collaboration with 
neighbouring Brant, Middlesex, Norfolk and Oxford (the South Central Ontario Region, 
SCOR) to collectively diversify the economy of that part of the province.  However, 
given that many of these initiatives are in their early stages, it is premature to 
speculate on their impact. 
 
In the absence of such progress, however, the population and dwelling base of Elgin is 
likely to continue growing in the decades ahead for two key reasons: 
 

• Most of the residents of Elgin commute to nearby communities for 
employment.  The expansion opportunities for employment growth in the 
London area are significant.  The economic base of the Middlesex CD – with the 
City of London its primary employment centre – is already well diversified.  
Major portions of the area’s health, education, finance and business service 
sectors are directed toward supplying markets outside the area, and its tourism 
industry is already well developed.  These industries will all continue to create 
jobs at a high rate in the London area in the future.  Many of the people 
accepting these positions will be drawn from other parts of Ontario and many, 
in turn, will choose to live in St. Thomas and Elgin, thus adding to Elgin’s 
already significant pool of commuting residents. 

 
• Over the period from 2011 to 2031 most Baby Boom generation workers – 

currently between the ages of about 44 to 64 – will retire.  The first of the 
Boomers, born in 1946, will reach the age of 65 in 2011 while the last of the 
Boomers, born in 1966, will reach 65 in 2031.  This phenomenon will occur in 
every community throughout the country, including Elgin.   
 
As the Boomers retire they will need to be replaced by new workers.  The Baby 
Boom generation did not replace itself; the total fertility rate has been below 
the replacement rate in Canada for more than four decades.  Since that time 
Canada has relied on internal migration and net-immigration to ensure an 
adequate supply of labour wherever and whenever workers are required across 
the country.  Though the pace of job growth nation-wide and in the Middlesex-
Elgin area will gradually slow in the future, the number of workers available 
from within Canada will not be enough to fill the new jobs being created 
and/or being vacated by the retiring Boomers.  As a result, Canada’s annual net 
immigration flow will have to more than double over time from its current pace 
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of 200,000 per year if we are to fill the jobs that will be created.  Migrants are 
relatively young people, usually between the ages of 20 and 40, and often with 
youngsters in tow.  Migrants from other parts of the province, other parts of 
the country, and other parts of the world will be the people most likely to take 
the new jobs being created and the jobs being vacated by the retiring Boomers 
in the Middlesex-Elgin area. 

 
Most people remain residents of the area in which they pursued their careers because 
that is where their friends and relatives can be found.  They might downsize their 
local accommodation to live elsewhere during either the summer or winter months, 
but they tend to retain their long-standing place of residence in their retirement 
years.  That means they continue to shop in the local area for most of their day to day 
needs and to draw on the local area’s health and other personal services.   
 
Meanwhile, those moving into the area to fill the positions vacated by the Boomers 
bring dependents with them thus adding to the need to supply community services in 
the local area.  The upshot of the retiring Baby Boom phenomenon is that, even as 
economic base employment declines, community base employment keeps on climbing 
and the ratio of the total population to the total number of jobs increases (or, 
conversely, the activity rate – the ratio of jobs to people – declines). 
 
C4SE has developed a base case projection for the population of Elgin that takes into 
account: 
 

• The expected steady decline over time in the economic base jobs in Elgin 
itself, and therefore of the diminishing number of jobs available in Elgin to 
local residents. 

 
• The steady increase over time in the economic and community base jobs 

throughout the London CMA as a result of its diversified and diversifying 
economy. 

 
• The gradual retirement of the Boomers throughout the area and the need to 

replace them through migration with younger, family oriented people. 
 
4.1 C4SE’s Sub-Provincial Projection System Applied to Elgin 

Most population projections at the community level are prepared using an age cohort 
model that ages people in place one year each year, projects births by applying 
assumed rates of fertility by age of mother, projects deaths by applying assumed 
mortality rates by age and gender, and assumes an annual profile for net migration by 
age and gender that reflects past trends.  In this traditional framework the key driver 
of the community’s population growth is net migration.  The C4SE projection 
framework amends the above in a significant way by turning net migration from an 
assumed variable into one determined by the community’s employment prospects and 
its availability of workers. 
 
In preparing the projections for Elgin, the following steps were carried out: 
 

• We assembled an Elgin version of our regional model. 
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• We decomposed by detailed industry Elgin’s jobs by place-of-work in 2006 into 

those that are economic-base and those that are community-base (see Section 
3).  We grew the economic-base jobs for Elgin in the future at the rate we 
project for jobs in those industries for Ontario as a whole. 

 
• Elgin’s future population of persons aged 20 to 64 years – the group from which 

most job holders are drawn – was determined by a combination of Elgin’s 
economic-base job growth potential and by the potential for growth in jobs to 
which its residents might commute outside of Elgin in the future. 
 

• We assumed future rates of labour force participation among persons 55 and 
over will increase in the future reflecting two phenomena: (a) people are living 
longer and therefore retiring later than in the past; and (b) the recent 
recession’s impact on personal wealth has postponed the retirement plans of 
many people. 

 
• In other words our age cohort model of Elgin was used in conjunction with our 

assessment of the area’s future need for workers to determine the future rates 
of net in-migration required to balance the demand for and supply of workers. 
 

• The age cohort model was run assuming that current fertility rates by age of 
mother and current mortality rates by age and gender will prevail into the 
future. 

 
4.2 A Base Case Projection for Elgin 

Using the above methodology and assumptions we developed a base case projection 
for Elgin as summarized in Figure 14.   
 
The highlights of Figure 14 include the following:   
 

• We expect Elgin’s population to increase from its current level (2011) 
estimated at 90,560 to reach 104,190 by 2031.  That represents an average 
annual increase of about 645 people. 

 
• Over the 25 year span from 2011 to 2031 Elgin’s population growth will be 

2,640 among persons under the age of 20, 2,440 among persons aged 20 to 64 
and 8,550 among persons 65 and older. 

 
• The number of dwelling units in Elgin will need to increase by 7,450 with 

single-detached units dominating (accounting for 74 percent) assuming unit 
preferences by age in 2006 are permitted to prevail over the projection 
horizon. 

 
• The number of employed residents will increase by 7,830.  Most of the growth 

reflects additional commuting to jobs in London (2,430) or other nearby non-
Elgin communities (3,590).  Only a small number of the increase will work in 
Elgin itself (1,810). 
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• The number of jobs offered by employers in Elgin will increase by 2,800.  The 
major gains will be in health care and social services (2,180), retail trade 
(490), accommodation and food services (480), and business services other than 
professional services (440).  The number of jobs in manufacturing will decline 
by 1,530 and in agriculture by 930. 

 
Figures 15 through 19 illustrate various aspects of this base case projection for Elgin. 
 
The Ministry of Finance produces and releases “an updated set of population 
projections every year to provide planners and researchers with a demographic 
outlook reflecting the most up-to-date trends and historical data. This update is 
based on the new 2009 population estimates from Statistics Canada and includes 
minor changes to reflect the most recent trends in fertility, mortality and 
migration”.  The projections do not represent Provincial policy targets or desired 
population outcomes, nor do they incorporate explicit economic or planning 
assumptions. “They are developed using a standard demographic methodology in 
which assumptions for population growth reflect recent trends in all streams of 
migration and the continuing evolution of long-term fertility and mortality patterns 
in each census division. Census division projections are summed to obtain the Ontario 
total”. 
 
The Ontario Ministry of Finance in the spring of 2010 projected Elgin’s total population 
will reach 110,990 in 2031 and 114,520 in 2036, or 6,800 and 7,880 more than we 
project for Elgin in those respective years.   This differential will be discussed in the 
Alternative Projections for Elgin sub-section below. 
 

Figure 14 
Elgin Base Case Projection 

2006 to 2036 
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Source: C4SE 
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Figure 15 

Elgin Base Case Projection 
Elgin Total Population, Source Population (15 and Over), 

Total Labour Force and Total Employed 
2006 to 2036 

 

 
 

Source: C4SE 
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Figure 16 

Elgin Base Case Projection 
Elgin Population by Age and Gender 

2011 and 2036 
 

 
 

Source: C4SE 
 
The base case projection foresees more people in Elgin in nearly every age and gender 
group with the largest gains occurring among persons over the age of 65 – due to the 
aging of the Baby Boomers over that period – and among those 35 to 45 and those 
under 25 due to significant net in-migration. 
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Figure 17 

Elgin Base Case Projection 
Age and Gender Distribution of Elgin Migrants 

In-Migrants and Out-Migrants 
2011 to 2036 

 

 
 

Source: C4SE 
 
 
We assume as part of this projection that the people moving into Elgin over the 
projection horizon will be slightly older than the people moving out over that period 
reflecting the age and gender distribution of in-migration and out-migration to area in 
recent years. 
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Figure 18 

Elgin Base Case Projection 
Elgin Total Population, Population 20 to 64  

and Total Employed 2006 to 2036 
 

 
 

Source: C4SE 
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Figure 19 

Elgin Base Case Projection 
Elgin Total Employed by Place-of-Work 

2006 to 2036 
 

 
 

Source: C4SE 
 
 
Elgin’s workforce will increasingly work at a location outside of Elgin (half now work in 
Elgin and the other half elsewhere) as shown on Figure 19. 
 
Between 2011 and 2031 we project the number of employed Elgin residents working in 
Elgin will increase by 1,630.  The number working in London will increase by 2,060.  
The number working outside of Elgin and London – in other nearby communities – will 
increase by 3,050. 
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4.3 Alternative Projections for Elgin 

C4SE has prepared two alternative projections for Elgin: 
 

• The first assumes economic base jobs in manufacturing and agriculture in Elgin 
and commuter jobs in nearby communities both grow from 2010 to 2031 at an 
annual rate 0.33 percentage points faster than the rates assumed in the Base 
Case.  This alternative is illustrated in Figure 20 as the High Case for Elgin.  The 
details of the high projection are contained in Figure 21. 

 
• The second assumes economic base jobs in manufacturing and agriculture in 

Elgin and commuter jobs in nearby communities both grow from 2010 to 2031 
at an annual rate 0.33 percentage points slower than the rates assumed in the 
Base Case.  This alternative is illustrated in Figure 20 as the Low Case for Elgin.  
The details of the low projection are contained in Figure 22. 

 
The alternative projections for Elgin suggest its total population could reach 110,330 if 
local employment growth exceeds our base case expectations or it might reach only 
99,300 if local employment growth falls short of our current expectations.  
 
As noted earlier the Ontario Ministry of Finance’s most recent projections call for 
Elgin’s total population in 2031 and 2036 to reach 110,990 and 114,520, respectively.  
Our projections here indicate that reaching that level would require a pace of job 
growth among Elgin residents some 0.33 percentage points per year faster than the 
pace assumed in our base case projection for Elgin.  Stated another way, achieving 
that population level in Elgin in 2031 means Elgin would need to create more 
manufacturing and agricultural jobs and attract a higher share of London CMA 
commuters over the next quarter century than assumed in our base case projection.   
 
However, given the uncertain future for new manufacturing jobs in the County, 
establishing a population projection for Elgin that is then based on the prediction that 
Elgin will attract more people who will work in London is not recommended.  It is 
instead recommended that the base case projection be used for planning purposes.  
This recommendation is being made in recognition of the reality (as described in 
Section 7) that the County has a very robust land supply that is able to accommodate 
higher levels of population and employment in the future if the economic situation 
changes.  If the opposite were true (if for example the land supply was very 
constrained), establishing a conservative projection would not be in the public interest 
since it would not provide the County and its municipalities with the flexibility it 
needs to respond to changing circumstances.  It is also recognized that projections are 
intended to be reviewed every five years to ensure that that there is a reasonable 
relationship between land supply and expected growth.  
 
However, and no matter what projection is selected for planning purposes, where 
people settle and where new industrial and commercial development occurs in the 
decades ahead within Elgin on an area municipal basis will be determined through land 
use planning decisions taken by the City of St. Thomas and by Elgin County.  In view of 
the interdependence between London and Elgin it can be expected that the greatest 
pressures for residential and non-residential development within Elgin will most likely 
occur in St. Thomas and Central Elgin. 
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Figure 20 

Elgin Total Population: Alternative Projections 
2006 to 2036 

 

 
 

Source: C4SE 
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Figure 21 
Elgin Base High Projection 

2006 to 2036 
 

 
 

Source: C4SE 
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Figure 22 
Elgin Base Low Projection 

2006 to 2036 
 

 
 

Source: C4SE 
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5.0 LAND USE PLANNING CONTEXT  

5.1 Summary of Land Use Designations on a County-Wide Basis 

The County of Elgin has a land area of approximately 1,892 square kilometres.  Based 
on a review of each of the seven local Official Plans and the establishment of a data 
base containing each of the land use designations within each, an understanding of the 
make-up of the County from a land use planning perspective has been prepared.  Note 
that the designations listed are mutually exclusive; that is, where an agricultural 
designation and an environmental designation overlay applies to land, that land is only 
counted as environmental for the purposes of this summary. 

Figure 24: Extent of Land Use Designations in the County 
Land Use Designation Area (Sq km) % of total* 

Agriculture 1438.8 76 
Natural Environment 358.3 18.9 
Aggregate 0.4 0.02 
Residential 37.0 1.9 
Employment/Industrial 21.1 1.1 
Open Space 7.0 0.4 
Mixed Use 0.4 0.02 
Hamlet 10.5 0.6 
Commercial 5.0 0.3 
Institutional 0.6 0.03 
Landfill 2.9 0.2 
Recreation, Lakeshore, Trailer Park 10.0 0.5 

Total 1892.0  
* total is not 100% due to rounding 
 
The largest category of land use is the Agricultural area, which has an area of 
approximately 1,438 square kilometres, which represents 76% of the County’s land 
base.  This agricultural area is made up of lands that are considered to be prime 
agricultural lands.  Lands within this category are predominantly Classes 1, 2 and 3 
and Provincial policy requires that these lands be protected for agriculture and on this 
basis, non-agricultural land uses are restricted.  
 
The second largest land use category is the natural environment category, which has 
an area of approximately 358 square kilometres (18.9% of the County’s land base).   
This category includes Official Plan designations such as Natural Heritage, 
Environmental Protection, Hazard Lands, Wetland and Dynamic Beach. 
 
The third largest land use category is the Residential category, which includes Official 
Plan designations such as Residential, Low Density Residential, Medium Density 
Residential, Multi Unit Residential and High Density Residential. 
 
5.2 Official Plan Analysis and Implications on this Review 

The following is a brief summary of growth-related policies in the current and 
proposed Official Plans for the seven local municipalities. 
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5.2.1  Aylmer 

The Aylmer Official Plan (OP) was adopted on November 8, 1999 and approved by the 
Ministry of Municipal Affairs and Housing on March 23, 2000, updated in 2006 and 
consolidated in 2008.  The current OP is based on a planning horizon to the year 2026 
and states that: 
 

• population is anticipated to grow from 7,500 people in 2006 to 9,371 people 
by the year 2026 (this could be extrapolated to mean 9,518 by 2031) 

• 2006 Town forecasts shows a continued growth in population and housing 
demand, although at a slower rate than previously anticipated in earlier 
forecasts 

• the lack of availability, choice and opportunity offered by the reduced 
residential land supply in Aylmer has curtailed housing growth and the Town 
must look to lands beyond the current municipal boundary in order to 
provide sufficient residential land  

• it is estimated that a total population of 8,940 people can be 
accommodated by the remaining residential land supply, 
intensification/redevelopment opportunities and existing dwelling units in 
the Town to the year 2026 Therefore, additional lands will be needed to 
provide sufficient housing to accommodate the projected 2026 population 
of 9,371 people. 

• the 2002 Town of Aylmer Residential Land Needs Assessment concluded that 
additional land is needed to address future housing needs and to allow for a 
variety of housing options, recommending immediate annexation of 45.0 
hectares (111 acres) of additional land. Since completion of that study, the 
Town has annexed approximately 13.6 ha (33.7 acres) of land, including 
3.75 ha (9.27 acres) of land for residential development plus lands for the 
East Elgin Community Complex. 

• Industrial land consumption in Aylmer has occurred at a rapid pace over the 
past 5 years, with a significant portion of the remaining industrial land 
supply committed to a proposed ethanol plant and other uses. Only a few 
infill opportunities remain within the Town’s Industrial Park. In addition, 
the vacant industrial lands located west of Elm Street have limited 
accessibility and are partially divided by the Provincial right-of-way for the 
proposed Hwy 3 bypass 

• Based on the projected population growth to the year 2026, historic labour 
participation rates and an analysis of place of work statistics and projected 
growth in Aylmer’s regional employment area, it is estimated that 1,300 to 
1,500 new jobs will be needed in Aylmer to the year 2026.  Given the 
shortage of vacant available lands within Aylmer’s current municipal 
boundary, the Town will need to pursue expansions to its municipal 
boundary to allow for the designation of additional lands for industrial 
development by future amendment to this Plan. 
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5.2.2 Bayham 

The draft new Bayham OP states that: 
 

• the continued development and revitalization of the Municipality’s urban 
areas, notably Straffordville, Vienna and Port Burwell is also of strategic 
importance. These areas are characterized as villages in the Official Plan, 
and consist of concentrated urban uses, particularly residential, local 
commercial and tourist commercial types of development.  

• these villages will become either fully or partially serviced with municipal 
sewers and piped water during the planning period. Most of the future non-
farm development in the municipality should therefore be focused on 
Straffordville, Vienna and Port Burwell.  

• some additional urban types of development will also be established and 
maintained in suburban areas and in the hamlets. 

 
5.2.3 Central Elgin 

The draft new Central Elgin OP states that: 
 

• there are six urban settlement areas: Belmont, Port Stanley, Eastwood 
Subdivision, Lynhurst, Norman-Lyndale and Union.  These urban settlement 
areas have full municipal services or are serviceable. 

• there are three rural settlement areas: New Sarum, Orwell and Sparta that 
are either unserviced or have partial services.  New growth is not being 
allocated to these areas, with the exception of infill opportunities.  

• the residential intensification target is 10 percent and an affordable 
housing target of 21.4 percent which equates to 498 of 2320 units projected 
to the year 2026. 

 
5.2.4 Dutton-Dunwich 

The policies and land use designations of the proposed new OP for Dutton-Dunwich 
directs the majority of new residential, commercial and industrial growth to Dutton. 
 
5.2.5 Malahide 

The proposed new Malahide OP places the highest priority on the location of new 
urban development in areas of the Township where municipal services are readily 
available, recognizes the Village of Springfield as the primary growth area for the 
Township and includes a policy requiring the provision of 20 percent of all new 
development of 5 dwelling units or more to be affordable. 
 
5.2.6 Southwold 

According to the Southwold draft OP, the focus of new residential development is the 
settlement areas of Talbotville and the Hamlet North of Port Stanley, as the 
municipality consider these lands having the best potential for future servicing by full 
municipal services.   

The Southwold Demographic Profile, Population Projections and Housing Needs Report 
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(January 2009) in support of the proposed OP provides two housing demand forecasts 
to the year 2031: 

• Trends Scenario (based on 2007 servicing availability) – 559 single detached and 
5 semi-detached requiring 140.6 hectares of land (assumed units/ha:  4.0 for 
single and 6.0 for semi) 

• Growth Scenario (based on increased servicing availability) – 715 single 
detached, 65 semi-detached, 311 row and 385 apartment requiring 80.2 
hectares of land (assumed units/ha:  13.5 for single, 20.3 for semi, 24.o for row 
and 35.0 for apartment) 

According to the Southwold Report, there is a total of 334.1 hectares of available 
development land and therefore, a surplus of land in both Scenarios (193.5 ha Trends 
& 253.9 ha Growth)  

According to the Southwold draft OP, “settlement area boundaries were established by 
relocating designated growth areas from the Hamlets of Frome, Iona Station, 
Lawrence Station, Paynes Mills and Southwold Station to the community of Lynhurst 
and Ferndale in the Settlement Area of Talbotville and the Hamlet community north of 
Port Stanley”.  The draft OP also states that “the Settlement area of Talbotville 
includes a 36 ha boundary expansion, comprising lands between the communities of 
Ferndale and Lynhurst and the Talbot Line. The Ferndale and Lynhurst communities 
have full municipal services.  The Hamlet north of Port Stanley includes a boundary 
expansion with 11 ha of land with development potential. Adverse topography hinders 
agricultural activity on soils with lower capability than are predominant in the 
remainder of the Township. These lands are in close proximity to Port Stanley (Central 
Elgin Township) which is serviced by full municipal services. These lands are desirable 
for residential development, are serviced by municipal water and have the potential 
for future connection to the sanitary servicing system of Central Elgin Township”. 

5.2.7 West Elgin 

According to the modified approved West Elgin OP, the majority of future population 
growth should be directed to the ‘Village Areas’ of West Lorne and Rodney as these 
settlement areas are the only areas of which are serviced by municipal water supply 
and municipal sanitary sewage systems with reserve capacities to accommodate 
growth.  
 
5.3 Official Plan Population Estimates 

Figure 25 provides a summary of population forecasts in existing and proposed Official 
Plans in the seven Elgin County municipalities and St. Thomas.  
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Figure 25 
Official Plan Population Projections by Municipality 2011-2031 

  
  

Approved OP 
Proposed or Draft 
New OP 

2011 2016 2021 2026 2031 

Aylmer 8,720 8,735 9,226 9,371 9,518 1 

Bayham 7,105 7,505 8,220 9,033 2 9,926 2 

Central Elgin 14,286 1 15,352 6 16,492 1 17,633 6 18,853 1 

Dutton-Dunwich 4,089 5 4,211 5 4,338 5 4,468 5 4,602 5 

Malahide 8,845 4 9,460 3 9,900 3 10,340 3 10,780 3 

Southwold 4,954 5,179 5,400 5,599 5,764 

St. Thomas 39,171 42,116 44,881 47,236 49,063 

West Elgin 5,600 5,800 6,100 6,190 6,281 1 

TOTAL 92,770 98,358 104,557 109,870 114,787 

 1 - extrapolated 
2 – extrapolated using proposed Bayham OP projected 2027 population of 9,196 
3 – extrapolated using proposed Malahide OP projected 2029 population of 10,604 
4 – 2009 population – Malahide OP 
5 – extrapolated using DD 2001-06 growth rate (3%) and populations (3850 & 3970) 
6 – Central Elgin ‘Strategic’ projection 
7 – St. Thomas ‘Strategic’ projection 
 
 

The total projected 2031 population for the seven Elgin County municipalities, based 
on existing and proposed Official Plans, is 65,724.  The projected St. Thomas 2031 
population (based on the local OP) is 49,063.  Therefore, the Official Plan based 2031 
population projection for Elgin County and St. Thomas is 114,787.  The comparative 
C4SE Base Case population projection for 2031 is 104,190 and 110,990 by the Ministry 
of Finance.  The C4SE Base High and Low Projections for population are 110,330 and 
98,450.  The differentials between the OP based population projections (114,787) and 
the Base, High and Low projections are summarized in the following chart, which 
indicates that collectively, the seven lower tier municipalities are planning for 
considerably more population than has been projected in the base case scenario. 
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2031 Population Projections Summary 

Source Population 
Projection 

Differential Compared to OP 
Projections (114,787) 

C4SE - Base 104,190 -10,597 

C4SE - Low 98,450 -16,337 

C4SE - High 110,330 -4,457 

Ministry of Finance 110,990 -3,797 

 
  
Based on Figure 4 in this Paper (Total Population of Elgin by Municipality, Census 
Estimates 1986, 1991, 1996, 2001 & 2006), the municipal share of the total Elgin 
County population including St. Thomas (88,670) is summarized in the following chart. 
 
Figure 26 

 A B C D  
Municipality 2006 

Population 
% Share C4SE 2031 Base Case 

population 
projection  

x 2006 % share 
[104,190 x B]  

Local OP 2031 
population 
projection 

Difference  
Base Case - 
Local OP – 
projection 

[C – D] 

Aylmer 7,340 8.3 8,648 9,518 -870 

Bayham 6,990 7.9 8,231 9,926 -1,695 

Central Elgin 13,220 14.9 15,524 18,853 -3,329 

Dutton-Dunwich 3,970 4.5 4,689 4,602 87 

Malahide 9,170 10.3 10,732 10,780 -48 

Southwold 4,910 5.5 5,730 5,764 -34 

St. Thomas 37,510 42.3 44,073 49,063 -4,990 

West Elgin 5,560 6.2 6,460 6,281 179 

TOTAL 88,670 100.0 104,807 114,787 -9,980 

 

5.4 Provincial Comments on Proposed Official Plans 

As already noted, a number of local municipalities in Elgin are preparing new Official 
Plans and have received comments from the Province, or Notice of Decision in the 
case of West Elgin.  The following is a brief summary of Provincial comments that may 
have relevance to this review. 
 
Dutton-Dunwich (June 2010 comments) 
• there are no affordable housing targets provided 
• infilling and rounding out of existing development on partial services is permitted 

provided development is within reserve sewage & water systems capacity (include 
definition of infill and logical extension in OP) 
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• for the purposes of interpreting lands in or out of Settlement Areas, boundaries 
should be definitive and not approximate 

• need policies and minimum targets for residential intensification and 
redevelopment 

 
West Elgin (June 2010 comments & February 2011 Notice of Decision) 
·  historical growth rate of 0.08%/year and evidence of population decline from 1996-

2006;  proposed plan suggests 0.5%/year for population increase from 5464 to 6190 
by 2026  

·  no justification/statistical information supporting future residential development 
in the ‘Rural Area’ including the Hamlets (Clachan, Eagle, New Glasgow), rural 
residential areas along Graham Road (County Road No. 76) between West Lorne 
and Eagle, and along Pioneer Road (County Road No. 2) between Rodney and West 
Lorne, and the area designated as ‘Lakeshore’ (including Port Glasgow) along Lake 
Erie.  No justification settlement area expansions to Rodney and West Lorne.  No 
settlement area boundaries provided for Port Glasgow. 

• considerable amount of vacant land remains in former village boundary – need for 
further designated land in this low-growth community? 

• settlement area expansion will result in additional 589 acres  
• need for intensification and redevelopment targets 
• need for definition of ‘infilling, rounding out and minor extensions’ in rural area 

(even though bulk of growth will be in existing serviced settlement areas – Rodney 
& West Lorne) 

• Ministry willing to recognize historically designated commercial/industrial and 
industrial lands around 401 interchanges, but not proposed expansions to existing 
designations (not on full services) 

• Lakeshore Area designation along Lake Erie shoreline – further justification 
required for growth targets and size of designated area; justification required to 
remove lands from Agriculture designation 

• West Elgin intent to study sewage servicing for a study area in Port Glasgow for 
proposed Seaside Waterfronts, the existing built-up area and 2 existing trailer 
parks; Cannot make assumptions respecting communal servicing until EA process 
complete; MOE concerned with private sector planning of communal servicing in 
increments. 

• Ministry decision February 2011 – removal of Lakeshore Area designation north of 
Gray Line, replaced with the Agricultural designation  
 

Bayham (June 2010 comments) 
• include definitions of infilling, rounding out and minor extensions 
• should include policies whereby the municipality supports the provision of 

affordable housing accessible to lower and moderate income households, including 
requiring 20 percent of all new development of 5 dwelling units or more to be 
affordable 

• proposed change from Agricultural to Mobile Home Park designation to permit 
expansion of existing mobile home park from 5.5 to 65 acres; recommended 
proposal proceed via OPA to determine how consistent with PPS; also, need for EA 
as background report suggest full services required. 

• Chateau Wyndemere – Special Policy Area 3 – proposed condominium development 
- premature to include in OP; major technical issues to be resolved including lack 
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of road frontage and servicing – recommend Special Policy Area designation 
removed 

• Special Policy Area 4 – New England – allow for infill lots in an area on private 
services – not a settlement area – large number of potential lots in existing Hamlet 
and Village areas and there insufficient justification to designate new lands – 
Hamlet designations have been removed and shown as ‘Agriculture’; suggest 
‘excess’ lands should be applied to areas with full municipal services 

• for purposes of interpreting lands in or out of Settlement Areas, boundaries should 
be definitive and not approximate 

 
Central Elgin (comments July 2010) 
• need to review background reports on land needs & population projections for 

employment lands 
• 2026 persons projected over planning period and need for 2320 dwelling units? Not 

clear whether 2026 person increase is total for municipality or only growth in 
Urban Settlement Areas 

• OP does not state how much land is required to accommodate the number of 
additional jobs that will be created over the 20 year planning period 

• Need for background information to support and justify the amount and location of 
land included in ‘Employment Area’ designations 

 
Malahide (comments June 2010) 
• MNR does not support establishment of Agri-Employment lands (Springfield) 

adjacent to Aylmer Wildlife Management Area 
• County of Elgin comment – project population to 2029 is 10,604 based on 

extrapolation of historical growth rates.  It would appear that the population of 
the three municipalities in 1997 of 8,039, project to 10,604 in 2029 calculates to 
approximately 0.75% increase annually.  The consultant should confirm that this 
growth is consistent with historical rates. 
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6.0 SERVICING 

As part of this review for the County of Elgin and its partner Municipalities, we have 
undertaken a strategic-level review of servicing throughout the County to identify how 
key infrastructure is presently positioned to support or limit growth potential.  The 
details of this review are contained within Appendix A.  A more detailed summary of 
existing water and wastewater facilities in the County is contained in the 
Transportation, Servicing and Waste Management Paper.  
 
This review has been conducted at the desktop level utilizing existing background 
materials and available data.  Given variability in the level of detailed information 
available, this review focuses on a high-level comparison of annual maximum daily 
water demands and annual average wastewater daily flows to plant rated capacities.  
This provides a general cross-comparable measure of the current status of each system 
and its ability to accommodate additional growth.  
 
It is noted that detailed planning for any of the water or wastewater systems discussed 
would require a significantly more comprehensive investigation considering a variety 
of additional factors, including but not limited to seasonal variations in water demand 
and wastewater flows, and actual capacities of individual unit processes within each 
treatment plant where existing documentation of this nature does not exist. 
 
6.1 Overview of Strategic Servicing Capacity 

6.1.1 Water & Wastewater  

Within the County of Elgin water supply, treatment and distribution works, along with 
wastewater collection and treatment works, are the responsibility of the constituent 
lower tier municipalities and/or private sector organizations engaged by the lower tier 
municipalities. The Elgin Area Primary Water Supply System (EAPWSS) intake and 
treatment plant facility is located in Central Elgin, east of Port Stanley. The EAPWSS 
services several Elgin municipalities including Aylmer, Bayham, Central Elgin, Malahide 
and Southwold.  The System also serves St. Thomas and part of the City of London.  
The Tri-County / West Elgin Primary Water Supply System is a Regional System serving 
parts of the County of Elgin, the County of Middlesex and the Municipality of Chatham-
Kent. The West Elgin Water Treatment Plant is located just south of the Hamlet of 
Eagle and serves the municipalities of West Elgin (Rodney & West Lorne), Dutton-
Dunwich, Southwest Middlesex (communities of Newbury, Wardsville, Strathburn, 
Appin & Glencoe) and the community of Bothwell in Chatham-Kent.  The system also 
serves a significant portion of the rural area including Eagle and New Glasgow. Figure 
27 below provides a summary of the communities that are serviced by other water and 
wastewater systems.  This summary does not include rural areas with municipal water 
services or portions of the Highway 3 corridor between Aylmer and St. Thomas. 
 
 
 

Figure 27: Summary of Water Supply and Wastewater Treatment Systems 
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Municipality/System Water Supply Wastewater 
Treatment 

Aylmer Yes Yes 
Bayham   

Vienna Yes Yes 
Port Burwell  Yes Yes 
Straffordville No Yes 
Eden No Yes* 

Central Elgin   
Port Stanley Yes Yes 
Belmont Yes Yes 
New Sarum Yes No 
Union Yes* No 
Highway 3 corridor Yes* No 

Dutton-Dunwich   
Dutton Yes Yes 
Wallacetown Yes No 
Iona Yes No 
Iona Station Yes No 

Malahide   
Springfield No Yes 
Port Bruce Yes No 

Southwold   
Ferndale & Lynhurst Yes Yes 
Talbotville Yes No 
Paynesmills Yes No 
Shedden Yes No 
Fingal Yes No 
Lawrence Station Yes No 
Iona Station Yes No 
Iona Yes No 
Southwold Station Yes No 
Frome Yes No 

West Elgin   
Rodney Yes Yes 
West Lorne Yes Yes 

* portions serviced 
 
 
Given the high costs and long timelines associated with constructing or upgrading 
major water supply or wastewater treatment plants, the capacity of such facilities is a 
major concern when planning for growth at the strategic level.  In this regard, a high-
level review of each system noted above has been undertaken.   
 
For water supply systems this review has been carried out on the basis of examining 
each Water Treatment Plant’s (WTP) rated treatment capacity in comparison to the 
maximum day flows the plant has historically produced to supply the demands of the 
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community it services.  At this level, the WTPs located across the County generally 
appear to be well positioned to service the existing populations and to have some 
capacity for growth, though this capacity varies from plant-to-plant.  In this regard, 
under maximum day conditions, the only WTP operating at more than 75% of its rated 
capacity is the West Elgin facility (at 76%).  Appendix A provides detailed capacity and 
demand data for each treatment plant.  Figure 28 below summarizes this information 
and indicates that the number of additional people that could be potentially serviced 
by the existing water supply systems is approximately 57,000. 

Figure 28 Current Serviced and Potentially Serviceable Population – Water Supply 

 
Serviced 

Population 

Additional 
Serviceable 
Population 

Percent 
Increase 

Elgin Area Primary Water Supply System* 94,400 48,630 52 
West Elgin Water Supply System* 13,680 4,320 32 
Belmont 1,630 4,309 264 

* service area extends beyond Elgin County 
 

For wastewater treatment systems, a high-level review has been carried out through 
an examination of each Wastewater Treatment Plant’s (WWTP) rated capacity in 
comparison to the average day flows received by each plant.  On this basis, most 
WWTPs within the County are operating within their rated capacities under average 
day conditions.(subject to confirmation of remaining data)  Appendix A provides detailed 
capacity and demand data for each WWTP.  Figure 29 below summarizes this 
information and indicates that the number of additional people that could be 
potentially serviced by the existing waste water supply systems is about 30,300. 
 

Figure 29: Current Serviced and Potentially Serviceable Population – Wastewater Treatment 

 
Serviced 

Population 
Additional Serviceable 

Population 
Percent 
Increase 

Aylmer 8,600 ?  
Belmont 1,630 3,219 197 
Dutton 1,485 1,057 71 
Port Burwell 2,460 1,324 54 
Port Stanley ? 3,338  
Rodney 1,100 764 69 
West Lorne 1,370 705 51 
Total    

 
 
6.1.2 Other Servicing-related Information 

The Aylmer Official Plan (OP) states that there is sufficient sanitary and water 
capacity to accommodate over 900 new residential units to the year 2026 and that the 
Town will consider a Class Environmental Assessment for expansion of water and 
sanitary services when infrastructure reaches 80 percent capacity.  Aylmer also plans 
to continue with replacement of approximately 2100 metres of combined sewers in the 
southwest quadrant of the Town to comply with Ministry of Environment policy. 
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According to the proposed West Elgin Official Plan, Service Area A (shown below) as 
“comprises the area of Rodney and West Lorne designed to be serviced by the sewage 
treatment plants”. “Service Area B “comprises lands lying beyond Service Area A yet 
within the settlement area boundaries of Rodney and West Lorne established by this 
Plan. A class environmental assessment may be required prior to any extension of the 
system into Service Area B”. 
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7.0 LAND SUPPLY  

A key component of this type of review exercise is the determination of how much 
land is potentially available for development in the area being studied.  In this regard, 
each of the local Official Plans have been reviewed and based on information supplied 
by the local municipalities, an assessment of the land supply has been completed. 
 
7.1 Vacant and Underdeveloped Lands Designated for Development 

For the purposes of this exercise, it is assumed that all land that is designated for 
development is serviceable within an appropriate planning period, which would be 20 
years.   
 
In determining potential population and employment on vacant designated land, a 
number of assumptions have been made.  Within fully serviced urban areas, a range of 
densities have been applied for discussion purposes to determine population and 
employment yields. With respect to lands that are not serviced by full sewer and 
water services, it has been assumed for the purposes of this analysis that the gross 
density is one unit per hectare. 
 
There are 51 identified settlement areas within the County of Elgin. In order to 
determine how much land within these settlements is vacant/under developed at this 
time, each of the settlements was reviewed and a built boundary was established for 
analysis purposes.  To simplify the locating of the built boundary in these settlements, 
parcel fabric was reviewed as well as air photography, to determine the extent of 
development.  Generally, the built boundary was drawn around concentrations of 
development on smaller parcels of land.  On the basis of our review, there are about 
4,031 hectares of vacant/under-developed land in the 51 settlements in the County. 
 
Figure 30 below sets out how these lands are identified by land use category in the 
local Official Plans: 

Figure 30: Amount of Vacant/Undeveloped Land in Settlement Areas  
Land Use Total Hectares % of Total* 

Commercial 75.9 1.9 
Employment 884.7 21.9 
Hamlet 563 14 
Institutional 18.5 0.4 
Mixed-Use 1.1 .02 
Natural Heritage/Hazard/Environmental Protection 790.9 19.6 
Open Space/Parkland/Recreation/Marina 241.3 6 
Agricultural 40.8 1 
Residential 1363.1 33.8 
Low Density Residential 46.9 1.2 
Medium Density Residential 2.7 .06 
High Density Residential 2.0 .04 
TOTAL 4030.9  
* total is not 100% due to rounding 
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7.1.1 Vacant/Undeveloped Residential Land 

The largest amount of greenfield land is Residential with a total area of 1,363 
hectares. The Residential Land Use designation combined with the Low, Medium and 
High Density designations, and the Hamlet designation have a combined area of 1,978 
hectares.  Therefore, almost 50% of the greenfield land in the 51 settlements is 
residential in nature.  Of the 1,978 hectares, all of the undeveloped land designated 
Hamlet (563 hectares) and 19 hectares of land designated Residential in New Sarum 
and Sparta (Central Elgin) are serviced by private on-site water and septic systems.  
On this basis, there are about 582 hectares of land in settlement areas that do not 
have municipal sewage services.  Based on a conservative gross density of one unit per 
hectare, these lands could theoretically support the development of about 582 
dwelling units.  
 
Therefore, the total amount of land area designated for residential use and currently 
or anticipated to have municipal sanitary services is 1,396 hectares. 
 

Figure 31A: Amount of Potential Greenfield Land and Units 
 

Municipality  Designation 
 

 Target Density 
(units/hectare) 

 
% 

 
Land Area 

 
Units 

Aylmer Low Density 
Medium Density 

High Density 

20 1 
40 1 
100 1 

100 
100 
100 

43 
2.7 
2 

860 
108 
200 

Bayham Residential – Low 
Residential – Med 
Residential - High 

Hamlet 

20 
35 1 
75 1 
1 

70 
20 
10 
100 

162.8 
46.5 
23.3 
103.2 

3256 
1628 
1748 
103 

Central Elgin Residential – Low 
Residential – Med 
Residential - High 

22 1 
28.5 3 

35 

70 
20 
10 

305.3 
87.2 
43.6 

6710 
2485 
1526 

Dutton-Dunwich Residential – Low 
Residential – Med 

Hamlet 

4.8 2 
9.6 
1 

70 
30 
100 

66.7 
28.6 
101.1 

320 
275 
101 

Malahide Residential – Low 
Residential – Med 
Residential - High 

Hamlet 

20 
35 1 
75 1 

1 

70 
20 
10 
100 

103.3 
29.5 
14.8 
300.5 

2066 
1033 
1110 
301 

Southwold Residential – Low 
Residential – Med 

Hamlet 

20 1 
35 1 

1 

70 
30 
100 

188.1 
80.6 
70.9 

3760 
2821 
71 

West Elgin Residential 
Hamlet 

20 
1 

100 
100 

164 
12.9 

3280 
13 

    1,980.6 33,775 
1 – maximum density 
2 – 4.8 average of range in OP (2.4 – 7.2 u/ha)  
3 – 28.5 average of range in OP (22 – 35 u/ha) 

 
Figure 31A above utilizes maximum and average densities providing a higher end 
estimate of the number of units that could be constructed to the year 2031 based on 



 

  56 
Population, Employment & Housing Paper  - FINAL DRAFT May 2011 
 

 

the amount of designated land in current and proposed Official Plans.  Figure 31B 
below is based on lower, more realistic density assumptions of 15 units per hectare for 
low density, 25 units per hectare for medium density and 60 units per hectare for high 
density, while maintaining 1 unit per hectare for settlement areas not on full 
municipal services. 

Figure 31B: Amount of Potential Greenfield Land and Units  
 

Municipality  Designation 
 

 Density 
(units/hectare) 

 
% 

 
Land Area 

 
Units 

Aylmer Low Density 
Medium Density 

High Density 

15 
25 
60 

100 
100 
100 

43 
2.7 
2 

645 
68 
120 

Bayham Residential – Low 
Residential – Med 
Residential - High 

Hamlet 

15 
25 
60 
1 

70 
20 
10 
100 

162.8 
46.5 
23.3 
103.2 

2442 
1163 
1380 
103 

Central Elgin Residential – Low 
Residential – Med 
Residential - High 

15 
25 
60 

70 
20 
10 

305.3 
87.2 
43.6 

4580 
2180 
2616 

Dutton-Dunwich Residential – Low 
Residential – Med 

Hamlet 

15 
25 
1 

70 
30 
100 

66.7 
28.6 
101.1 

1000 
750 
101 

Malahide Residential – Low 
Residential – Med 
Residential - High 

Hamlet 

15 
25 
60 
1 

70 
20 
10 
100 

103.3 
29.5 
14.8 
300.5 

1550 
738 
888 
301 

Southwold Residential – Low 
Residential – Med 

Hamlet 

15 
25 

1 

70 
30 
100 

188.1 
80.6 
70.9 

2822 
2015 
71 

West Elgin Residential 
Hamlet 

20 
1 

100 
100 

164 
12.9 

3280 
13 

TOTAL    1,980.6 28,826 

 
The following chart identifies the proportion of available land area and estimated 
units that can be accommodated on fully serviced (or serviceable), and partially and 
unserviced lands. 
 

Municipality 
Fully Serviced or 

Serviceable 
  Land Area            Units 

Partially or Unserviced 
 

   Land Area              Units 

Aylmer 47.7 833   
Bayham 232.6 4985 103.2 103 
Central Elgin 417 8967 19 19 
Dutton-Dunwich 95.3 1750 101.1 101 
Malahide 147.6 3176 300.5 301 
Southwold 268.7 4837 70.9 71 
West Elgin 164 3280 12.9 13 

TOTAL 1,372.9 27,828 607.6 608 
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Using the C4SE 2031 Base Case Population projection based on the 2006 lower tier 
municipal share developed in Column C of Figure 26 of this Paper, we can provide a 
high level comparison of expected population in each municipality compared to the 
population that can be anticipated with the land supply in Figure 31B. 
 

Municipality C4SE 2031 Base Case population 
projection  

x 2006 % share 
[104,190 x B]  

Anticipated population based on 
potential unit yield to 2031 in 

Figure 31B and 2.5 persons/unit 

Aylmer 8,648 10,802 

Bayham 8,231 19,825 

Central Elgin 15,524 37,726 

Dutton-
Dunwich 

4,689 8,717 

Malahide 10,732 17,537 

Southwold 5,730 17,224 

West Elgin 6,460 13,832 

TOTAL 60,734 125,663 

 
 
7.1.2 Vacant/Undeveloped Employment Land 

There are approximately 885 hectares of undeveloped or underdeveloped industrial 
and business park land in the County, with the vast majority located in Talbotville in 
Southwold.   
 
An analysis of the potential number of jobs that could be accommodated on these 
lands has been carried out based on three density scenarios (10, 20 and 30 jobs per 
hectare).   

Figure 31:  Potential for jobs within undeveloped/underdeveloped areas 

Density (jobs/hectare) 10 20 30 

Potential jobs 8,850 17,770 26,550 

 
As Figure 31 indicates, between 8,850 and 26,550 jobs could be accommodated on 
vacant and underdeveloped lands that are designated for development. 
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8.0 DISCUSSION 

The potential population and jobs that could be accommodated on land already 
designated for development is significant and significantly exceeds any of our 
projections projections to the year 2031.   
 
The total projected 2031 population for the seven Elgin County municipalities, based 
on existing and proposed Official Plans, is 65,724.  The projected St. Thomas 2031 
population (based on the local OP) is 49,063.  Therefore, the Official Plan based 2031 
population projection for Elgin County and St. Thomas is 114,787.  The comparative 
C4SE Base Case population projection for 2031 is 104,190.   
 
From an employment perspective, C4SE projects the population of persons 15 and over 
– the labour force source population – increasing over that period from 70,250 to 
84,440, and the number of employed residents increasing from 43,040 to 50,870. 
 
The intent of the Directions Paper to follow is to rationalize the current land supply, 
the population projections in the Official Plans that are in effect or are proposed and 
the projections discussed in this report. 
 
 
 
 

 



APPENDIX A 

WATER   CURRENT DEMAND RESERVE CAPACITY 

AVERAGE DAY MAXIMUM DAY MAXIMUM DAY FACILITY/SYSTEM LOCATION RATED CAPACITY (m3/day) 

DEMAND 
(m3/day) 

% OF 
RATED 

CAPACITY 

DEMAND 
(m3/day) 

% OF RATED 
CAPACITY 

CAPACITY 
(m3/day) 

SERVICEABLE 
POPULATION 

 
 

APPROXIMATE 
SERVICED 

POPULATION 

Elgin Area Primary 
Water Treatment 
Supply System 

Central Elgin 
(Union near 
Port Stanley) 

91,000 7 8 47,162 8 52 59,589 8 66 31,411 48,630 94,400 3 

West Elgin Water 
Treatment Plant 

West Elgin 
(9210 Graham 
Road, West 
Lorne) 1 

6,812 2 6 3,580 2 52 5,205 2 76 1,607 4,320 13,680 4 

Belmont (2 wells) Central Elgin 

(200 Caesar 
Road) 

3,034 346 11 1,127 37 1,907 4,309 1630 ? 

 
 

WASTEWATER  RATED CAPACITY (m3/day)   CURRENT FLOW (m3/day) RESERVE CAPACITY 

AVERAGE DAY MAXIMUM DAY AVERAGE DAY FACILITY/SYSTEM LOCATION TREATMENT PEAK 
HYDRAULIC 

FLOW 
(m3/day) 

% OF 
RATED 

CAPACITY 

FLOW 
(m3/day) 

% OF 
HYDRAULIC 
CAPACITY 

CAPACITY 
(m3/day) 

SERVICEABLE 
POPULATION 

 
 

APPROXIMATE 
SERVICED 

POPULATION 

St. Thomas St. Thomas 27,300 9 54,600 9 17,910 9 66 9 40,727 9 75 9 9,390 19,060 37,000 10 

Belmont Central Elgin 
(Part Lot 15, 
Concession 4) 

1,720 5 7,400 5 602 35 no data  1,118 3,219 1,630 

Rodney West Elgin 590 6 2,100 14 350 6 59 2,043 14 97 240 764 1,100 14 

West Lorne West Elgin 900 14 2,700 14 590 6 66 2,621 14 97 310 705 1,370 14 

Aylmer Malahide 6,168? no data 1,404? 23? no data  no data no data no data 

Port Stanley Central Elgin 2,100 no data 940 45 no data  1,160 3,338 no data 



APPENDIX A 

Dutton-Dunwich Dutton 558 1,885 326 58 378 20 232 1,057 1,485 

Port Burwell Bayham 1060 12 no data 691 11 65 1,096 11  369 1,324 2460 11 
 
1 – Provincial Annual Report – Jan-May/09 
2 – Ontario Clean Water Agency Annual Report – 2008 
3 – Kettle Creek Source Protection Assessment Report – March/10 
4 – Lower Thames Valley Source Protection Assessment Report – Nov/10 
5 – Belmont STP CofA 
6 – West Elgin proposed OP 
7 – Provincial Summary Report – Feb/08 
8 – Elgin Area Primary Water Supply System Compliance Report - 2008 
9 – Annual Performance Report - 2009 
10 – Ontario Clean Water Agency Annual Report – 2009 
11 – Annual Compliance Summary – 2008 
12- Certificate of Approval – June/09 
13 – Belmont Village Source Protection Study – Oct/09 
14 - Annual Performance Report - 2008 
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Office Residential 9.7 0 9.7
Institutional 19.6 1.5 21.1
Industrial 55.1 67.9 123
Parks and Open Space 1.4 27.5 28.9
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Total 401.2 212 613.2
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The extent of the developed and
undeveloped areas shown on this
map is based on air photography
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map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.

Proposed Highway 3 Corridor
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2 3
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Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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(Hazard Lands and Floodway)

Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 72 110 182
Central Business District 5.5 0 5.5
Open Space 4.8 2.6 7.4
Environmental Protection 0 10.5 10.5
Total 82.3 123.1 205.4

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 101.4 95.3 196.7
Central Business District 4.2 0 4.2
Highway Commercial 3.6 28.4 32
Industrial 14.2 47.8 62
Open Space 3.8 6.1 9.9
Total 127.2 177.6 304.8

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Hamlet 10.9 10.4 21.3

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Hamlet 7.9 6.9 14.8

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Seasonal Residential 5.3 3.9 9.2
Camping 0 6.1 6.1
Environmental Protection 0.4 26.4 26.8
Parkland 0 0.3 0.3
Total 5.7 36.7 42.4

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Hamlet 46.9 83.8 130.7

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 76.7 64.9 141.6
Commercial 8.2 0.3 8.5
Industrial Commercial 6 19.5 25.5
Community Facility 2.6 6.6 9.2
Natural Heritage 1.7 29.2 30.9
Total 95.2 120.5 215.7

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 6.5 0.7 7.2
Local Commercial 0.3 0 0.3
Industrial Commercial 0.5 0 0.5
Total 7.3 0.7 8

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 86.4 20.6 107
Local Commercial 1 0.2 1.2
Community Facility 0.9 8.4 9.3
Natural Heritage 13.5 84.8 98.3
Total 101.8 114 215.8

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 79.1 85.3 164.4
Local Commercial 13.9 9.1 23
Office Professional 7 4 11
Agricultural 35.5 31.3 66.8
Natural Heritage 4.1 15.6 19.7
Total 139.6 145.3 284.9

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 176.4 110.2 286.6
Commercial 13.8 0 13.8
Local Commercial 1.4 0.3 1.7
Commercial Industrial 11.5 8.8 20.3
Marina 5.1 0 5.1
Harbour Lands 1.1 0.1 1.2
Community Facilty 4.7 0.8 5.5
Natural Heritage 49.6 94 143.6
Dynamic Beach 8.3 0 8.3
Total 271.9 214.2 486.1

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 30.7 7.5 38.2
Local Commercial 2.4 0 2.4
Community Facility 0.5 0 0.5
Natural Heritage 3 3.5 6.5
Total 36.6 11 47.6

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 115.6 154.3 269.9
Local Commercial 3.1 13.6 16.7
Natural Heritage 17.7 47.1 64.8
Total 136.4 215 351.4

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 79.6 0 79.6
Local Commercial 6.5 4.3 10.8
Agricultural 0.6 9.5 10.1
Total 86.7 13.8 100.5

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.



E RD

E S
T

SUNSET RDUN
IO

N 
RD

CARLOW RD

COLBORNE ST

DEXTER LINE

WARREN ST

BRIDGE ST

JOSEPH ST

LK LINE

GEORGE ST

TH
OM

AS
 R

D

SCOTCH LINE HILL ST

FRONT ST

WI
LL

IA
M 

ST

FRANCES ST

MA
IN

 S
T

EDITH CAVELL BLVD

MA
UD

 S
T CA

RL
OW

 R
D

ERIE ST

HARRISON PL

LIT
TL

E 
CK

 PL

SMITH ST

1ST ST

VICTORIA ST

SPRING ST VALLEY ST

STANLEY ST

GENTRY LANE

TOWER HTS DR
OR

CH
 S

T

EMERY ST

Elgin County Settlement Areas
Municipality of Central Elgin
and Southwold
Port Stanley

Residential
Commercial
Local Commercial
Commercial Industrial
Marina

Harbour Lands
Community Facility
Natural Heritage
Dynamic Beach
Hamlet

Settlement Area Boundary
Limits of Developed Area

0 250 500 750
Metres

.

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.

Designation Developed (ha) Undeveloped (ha) Total (ha)
Hamlet 10.7 50.1 60.8

Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 176.4 110.2 286.6
Commercial 13.8 0 13.8
Local Commercial 1.4 0.3 1.7
Commercial Industrial 11.5 8.8 20.3
Marina 5.1 0 5.1
Harbour Lands 1.1 0.1 1.2
Community Facilty 4.7 0.8 5.5
Natural Heritage 49.6 94 143.6
Dynamic Beach 8.3 0 8.3
Total 271.9 214.2 486.1
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 15.8 11.5 27.3
Local Commercial 2.6 0.5 3.1
Natural Heritage 0.4 6.4 6.8
Total 18.8 18.4 37.2

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Hamlet 9.9 8.1 18

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Hamlet 18.3 12 30.3

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Environmentally Protected Lands
(Hazard Lands and Floodway)

Designation Developed (ha) Undeveloped (ha) Total (ha)
Multi Unit Residential 2.5 0 2.5
Residential 64.8 11.7 76.5
Harbour/Res/Comm 2.8 0.8 3.6
Commercial 5.4 0.5 5.9
Industrial 0.6 0 0.6
Institutional 6.1 0.3 6.4
Conservation Lands 0 0.4 0.4
Open Space 2.7 165.5 168.2
Environmental Protection 0 60.6 60.6
Total 84.9 239.8 324.7

Limits of Developed Area

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Hamlet 44.1 53.8 97.9

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Hamlet 40.5 19.6 60.1

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Metres(Hazard Lands and Floodway)

Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 71.7 101 172.7
Commercial 7.4 0.3 7.7
Industrial 0.9 0.1 1
Institutional 3.9 0.5 4.4
Open Space 4 0 4
Environmental Protection 0 12.1 12.1
Total 87.9 114 201.9

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 84 119.9 203.9
Commercial 2.3 0 2.3
Industrial 0.7 0 0.7
Institutional 1.9 0.4 2.3
Open Space 29.4 3.7 33.1
Environmental Protection 0 91.4 91.4
Total 118.3 215.4 333.7

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Hamlet 18.6 9.7 28.3

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Hamlet 2.4 4.4 6.8

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Hamlet 14.4 5.6 20

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Hamlet 7.4 2.9 10.3

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Municipality of West Elgin
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Residential
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Open Space

Settlement Area Boundary
Limits of Developed Area .
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Metres

Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 76.7 86.2 162.9
Commercial 4.7 0.2 4.9
Downtown Core 10.4 0.1 10.5
Industrial 4.1 43.5 47.6
Open Space 7.9 0 7.9
Total 103.8 130 233.8

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 118 77.8 195.8
Downtown Core 7.5 0.2 7.7
Industrial 19.4 4.5 23.9
Open Space 1.8 9.1 10.9
Wetland 0.7 8.5 9.2
Total 147.4 100.1 247.5

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 50.9 49.2 100.1
General Commercial 1.9 0 1.9
Hazard Lands 3.7 5.3 9
Open Space 1.4 2.5 3.9
Total 57.9 57 114.9

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Hamlet 8.7 0.2 8.9

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Hamlet 6.2 1.6 7.8

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Hamlet 4.4 1.4 5.8

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Hamlet 3 1.2 4.2

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Hamlet 4.7 1.2 5.9

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Hamlet 33.8 15.2 49

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Hamlet 10.7 50.1 60.8

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 44.4 65.8 110.2
General Commercial 2.3 0 2.3
Industrial 1.5 3.2 4.7
Hazard Lands 6.1 12.9 19
Open Space 3.1 5.6 8.7
Total 57.4 87.5 144.9

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.
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Designation Developed (ha) Undeveloped (ha) Total (ha)
Residential 73.3 153.7 227
General Commercial 13.7 9.4 23.1
Industrial 152.7 713.7 866.4
Hazard Lands 29.4 144.5 173.9
Open Space 3.2 0.6 3.8
Total 272.3 1021.9 1294.2

April 27, 2011

The extent of the developed and
undeveloped areas shown on this
map is based on air photography
dated 2006 and the municipality's
Official Plan. It is not the intent of the
map to indicate that any or all of the
undeveloped land is free of constraints
and can be developed. Further analysis
in this regard may be required.




