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EXECUTIVE SUMMARY

The County of Oxford retained Watson & Associates Economists Ltd. in the spring of 2013 to undertake an update of the population, housing and
employment forecasts for the County and its Area Municipalities which was last updated in 2006.! This update addresses the amount, type and
location of forecast population, housing and employment for the County and its eight Area Municipalities. A long-term employment land needs
analysis and competitiveness assessment is also provided for the County by Area Municipality over the next 20 years. The results of this analysis
are intended to guide decision making and policy development specifically related to planning and growth management, urban land needs, master
plans and municipal finance at the County-wide and Area Municipal levels. More specifically, this update will provide background to the County’'s
five-year Official Plan (OP) Review and 2014 Development Charges (DC) Background Study. The following provides a summary of the key findings
of this report with respect to forecast long-term residential/non-residential growth potential and employment land needs.

Demographic and Socio Economic Profile
Population and Housing Trends, 1991-2011

Oxford County’s population grew by approximately 14% between 1991 and 2011, increasing from 92,900 to 105,000 over this 20-year
period. This represents an annual population growth rate of 0.6% during this historical period. Comparatively, the population for the
Province of Ontario as a whole grew at an average rate of 1.2% over the past 20 years.

New residential development activity has been predominately associated with low-density housing forms (i.e. single and semi-detached);
however, recent building permit activity indicates that demand for high-density housing (i.e. apartments) has been increasing, most notably
in the City of Woodstock.

It has been observed that over the 1991-2011 period, the average number of persons per housing unit (PPU) has steadily decreased from
2.80 to 2.54. This has largely been a result of the aging of the County’s population and, to a lesser extent, the gradual increased share of
high-density housing forms.

Over the 1991-2011 period, the average age of the County’s population has steadily increased as a result of the aging “baby boom”
population (born between 1946 and 1964). During this historical time period, the percentage of population aged 55+ increased from 23% to
29%. Comparatively, Oxford County’s 55+ population is larger in proportion and has increased at a slightly faster rate than the Ontario
average.

The percentage of Oxford County’s population in the 55+ age group is expected to increase as the “baby boom” population continues to age
over the next 20+ years. As a result, the County’s population base is becoming increasingly more dominated by an older population, which
is heavily weighted towards “empty-nesters” and seniors. Looking forward, this has implications for the County with respect to seniors’ and
affordable housing needs, as well as future demands for both hard and soft municipal services.

! Population, Households & Employment Forecasts, 2001-2031. Oxford County. Hemson Consulting Ltd. April 2006.

Watson & Associates Economists Ltd. H:\Oxford County\Oxford Population Housing and Employment Projections 2013\Oxford County Growth Forecast and Employment Lands Study.docx



(ii)

Employment Growth Trends

Over the past 10 years, Oxford County’s employment base grew by approximately 18%, increasing from 44,200 to 52,000 jobs. This
represents an annual employment growth rate of approximately 1.6% over the 2001-2011 period. Comparatively, the employment base for
the Province increased at an annual rate of 0.7% between 2001 and 2011.

During this period, approximately 93% of the County-wide employment growth occurred within the County’s Urban Centres (i.e. Woodstock,
Ingersoll and Tillsonburg), largely driven by employment growth within the City of Woodstock.

The County has recently experienced employment growth in a number of economic sectors, including manufacturing (i.e. automotive, food
processing, warehousing/distribution), transportation/logistics, professional, scientific and technical services, health services, retail trade, as
well as accommodation and food.

The County-wide employment activity rate (i.e. ratio of jobs per population) has steadily increased from 44% to 49%, which has largely been
driven by the County’s growing industrial base.

Growth Outlook to 2041
Growth Drivers

A number of factors are anticipated to drive future population growth within County of Oxford over the next 30 years, which are highlighted below.

Location

Oxford County is part of a broader market area (commuter-shed) which includes Waterloo Region and the Counties of Perth, Brant,
Haldimand-Norfolk, Middlesex and Elgin. Location factors play a key role in the distribution of the dominant business clusters visible across
Oxford County and the broader market area today, such as auto-manufacturing and transportation/warehousing.

For both international and locally based industries, Oxford County has a strong appeal, given its location within Ontario’s industrial heartland
— between the Greater Toronto Area + Hamilton (GTAH) and Waterloo Region to the east and London to the west. Given its location, the
County’s Employment Areas are accessible to both domestic and U.S. markets via excellent highway access (401/403).

Forecast net migration for Oxford County is strongly influenced by the economic growth potential of the export-based economy for both the
County and surrounding commuter-shed. Ultimately, this economic growth potential is a key driver of population growth for working age
adults and their families.

Competitive Industrial Development Market

The County and the surrounding market area have a strong and diverse industrial base which is forecast to experience steady employment
growth over the next 30 years. Within this broader context, Oxford County is well positioned geographically, benefiting from access to 400
series highways and proximity to major markets in the GGH and the U.S.

From a cost competitive standpoint, Oxford represents a more affordable industrial development location compared to the west GTAH or
GGH communities. This competitive advantage has been a key driver of the County’s recent success in attracting major export-based
industries and their suppliers.
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Oxford’s ability to attract export-based development is largely determined by the competitiveness of its employment lands. Tillsonburg has a

relatively healthy supply of vacant designated employment lands to accommodate future industrial growth, although the supply in Woodstock
and Ingersoll is limited.

Quality of Life

Oxford County has a reputation as a vibrant, growing, affordable, low-crime location in which to live in Ontario, with access to a wide range
of recreational opportunities within the County and throughout the surrounding countryside.

Talent attraction and retention will be a key issue in Oxford’s competitiveness going forward and, therefore, a factor in Oxford’s economic
growth will be the extent to which it can develop “quality of life” enhancements to appeal to mobile young talent, while not detracting from its
attractiveness for other population segments.

Population and Housing Forecast to 2011-2041

The County is forecast to experience modest population growth over the 2011-2041 period. Population growth is forecast to be the strongest during
the 2011-2021 period, driven by relatively strong levels of net migration during this time period. Post 2021, population growth is forecast to
gradually slow down as a result of the County’s aging population. Key findings regarding the County-wide and Area Municipal population and
housing forecasts are summarized below:

Oxford County’s housing base is forecast to increase from approximately 41,600 in 2011 to 52,900 in 2041, an increase of 11,300;

All local municipalities are expected to experience housing growth over the long-term forecast period;

The County’s population is forecast to increase by approximately 17,500 persons over the forecast period, growing from 108,200" persons in
2011 to 125,700 in 2041,

Over the 2011-2041 period, approximately 52% of County-wide housing growth has been allocated to the City of Woodstock. As of 2011,
the City of Woodstock comprised approximately 38% of the occupied housing base (up from 35% in 2001). By 2041, Woodstock is
estimated to comprise approximately 41% of the occupied housing base;

Average annual housing growth over the next 30 years is forecast to be lower than the 2001-2011 period for the Urban Centres (i.e.
Woodstock, Ingersoll and Tillsonburg). For the Townships, average annual housing growth is forecast to be comparable or higher than the
2001-2011 period, based on Statistics Canada Census data;?

The rate of incremental population and housing growth is forecast to decline for all local municipalities over the forecast period as a result of
the aging of the population and labour force; and

The average number of persons per unit (PPU) is forecast to steadily decline for all Area Municipalities due to the aging of the population.

12011 population includes an upward adjustment for the net Census undercount of approximately 2.4%.
%It is noted that residential building permit activity (new units) during the 2001-2011 period was significantly higher than household growth as reported by Statistics
Canada.
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Employment Forecast to 2011-2041

Forecast employment growth for Oxford County has been based on a comprehensive review of employment growth potential for the commuter-shed
surrounding Oxford County, as well as an assessment of the key growth drivers expected to influence the amount, type and location of future
employment growth across Oxford County over the next 30 years. As part of this review, the competitive position of Oxford County’s employment
lands has been assessed. Based on this analysis, the key findings regarding forecast employment growth for Oxford County are summarized below:

e Total employment is forecast to increase from 52,000 in 2011 to 65,000 in 2041, an increase of approximately 13,000 over the period. This
represents an average annual rate of growth of 0.7%, which is lower than the average attained over the 2001-2011 period of 1.7%. All of the
Area Municipalities are anticipated to experience employment growth over the forecast period;

o Employment growth is expected to be strongest over the 2016-2021 period. Post 2021, the rate of employment growth is anticipated to slow
with the aging of the labour force within the County and surrounding commuter-shed,;

e During the forecast period, the County’s employment activity rate (i.e. jobs per population) is expected to steadily increase from 49% to 53%,
driven by the County’s growing export-based economy;

¢ All major employment sectors are anticipated to demonstrate growth, largely driven by employment growth in automotive manufacturing,
warehousing and transportation, agribusiness, retail trade and business services;

o The County’s industrial sector is forecast to increase by approximately 5,900 jobs. The commercial and institutional sectors are also
expected to experience steady employment growth over the forecast period, increasing by 4,000 and 2,000 new jobs, respectively. A further
1,000 jobs are anticipated to be generated through “work at home” employment. Lastly, the County’s primary sector (i.e. agricultural and
resource-based employment) is forecast to experience minimal employment growth over the next 30 years; and

e ltis estimated that approximately 88% of the County-wide employment growth will occur in Oxford County’s Urban Centres (Woodstock,
Ingersoll and Tillsonburg) over the 2011-2041 period. Comparatively, over the 2001-2011 period, approximately 93% of County-wide
employment growth occurred within the County’s Urban Centres.

Oxford County Employment Lands Profile and Inventory

Traditionally, the term “employment lands” has been used as an alternative description for “industrial lands” in Official Plans throughout the
Province. Employment lands continue to be a focus for industrial uses, but they may also include office and other non-residential uses. However,
they do not include substantial retail commercial and institutional development. For the purposes of this study, employment lands include lands
designated in the County Official Plan as “Industrial” or “Business Park.” The following summarizes the County’s current employment lands
inventory:

e The County’'s employment lands are concentrated in Woodstock, Tillsonburg and Ingersoll with additional employment lands located in the
County’s Serviced Villages. Of the County’s approximately 1,400 net Ha of developed employment land, 61% is located in Woodstock;

¢ The County’s employment lands accommodate an estimated 16,800 jobs, representing approximately 32% of the Oxford employment base.
Employment on employment lands is concentrated in the manufacturing sector, which accounts for 84% of the total. Other sectors
accommodated on employment lands include wholesale trade, transportation and warehousing, construction, utilities and various
commercial sectors including business services;
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o Oxford County has experienced varied levels of industrial development activity in recent years. Over the 2009-2012 period, industrial land
absorption averaged 15 net Ha (37 net acres) annually in Oxford County, of which 72% was in Woodstock;

¢ The County’s net vacant designated employment lands supply is estimated at 579 net Ha (1,430 net acres). Approximately 57% of the
supply is located in Woodstock (330 net Ha);

e Of the County’s vacant employment lands inventory, 187 net Ha (462 net acres) is shovel-ready® of which 80% (147 net Ha) is located in
Woodstock;

e To ensure employment lands are not unduly constrained, the County should ensure that a minimum 5-year supply of serviced employment
lands (by various sizes, zoning and locations) is available at all times throughout the forecast period, in order to allow for proper market
functioning; and

¢ Itis recommended that the County monitor its current employment lands inventory, at minimum every 5 years, to determine if additional
employment lands are required to accommodate forecast demand.

Employment Land Needs

Employment lands are an integral part of the County’s economic development, goods-producing sector expansion and corresponding employment
growth potential. Over the 2013-2033 planning horizon:

o Oxford County is expected to add a total of approximately 5,490 jobs on employment lands. To accommodate this employment growth,
Oxford is expected to absorb 24 net Ha (58 net acres) of employment lands annually, slightly higher than the historical average.
Employment land demand is expected to total 473 net Ha (1,169 net acres);

e Based on the existing supply of developable vacant employment land, Oxford County as a whole appears to have a sufficient supply of
employment lands to meet long-term needs to 2033. However, notwithstanding the County-wide employment land surplus identified, there
is a significant forecast employment lands shortfall in Woodstock and Ingersoll over the planning period (i.e. 2013-2033);

e Each of the Area Municipalities operates as a different industrial market given its location, access, proximity to labour, proximity to urban
amenities, price of land, permitted uses, proximity to surrounding employment markets and related employment clusters, character of the
Employment Area and surrounding non-industrial uses. As such, it is not reasonable to treat all of the County’s Area Municipalities as one
homogenous regional market area; and

¢ In accordance with the findings of this comprehensive review, Woodstock and Ingersoll will need to designate a minimum of approximately
36 gross Ha (89 gross acres) and 65 gross Ha (161 gross acres), respectively of employment land to meet long-term need to 2033. The
gross land area identified does not include lands which are physically constrained or undevelopable due to environmental features. The
County and Town should explore location options to accommodate these additional employment lands through a subsequent analysis.

It should be noted that substantial lead time (3-5 years) is often required to negotiate boundary adjustments and complete the required secondary
planning studies to incorporate and designate such additional employment lands. As such, flexibility is required in the land budgeting analysis to
update the vacant employment land supply inventory at the timing of approval for the boundary adjustment.

! “Shovel-ready” lands are defined as those that are serviced and zoned and generally considered potentially developable within the next 6 months.
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Assessment of Oxford County’s Employment Areas

Oxford County has a number of existing and planned Employment Areas located throughout the County. This includes employment lands within
existing and planned industrial/business parks within the Urban Centres and concentration of employment land in some of the County’s Serviced
Villages. As part of this study, Oxford’'s Employment Areas were reviewed through a SWOC (strengths, weaknesses, opportunities, challenges)
analysis. The County’s key existing and planned Employment Areas within the Urban Centres were further assessed to better understand their
competitiveness and investment readiness. Consideration was given to physical/economic characteristics, access/circulation, development
opportunities and target sector attractiveness. Based on this analysis, the following key observations have been made:

o Employment Areas in Woodstock are highly competitive and offer great potential to attract development due to the relatively large supply of
shovel-ready vacant employment land, corresponding market choice, proximity and access to Highways 401/403 and appeal to a broad
range of sectors. Parks offering the highest potential to accommodate forecast employment lands development include Commerce Way,
Woodstock Business Park, North East Business Park and Bysham. Though Patullo Ridge Business Park rates highly, the limited supply of
remaining employment lands limits its further development potential;

¢ Ingersoll's existing Employment Areas are highly competitive but limited vacant employment land opportunities inhibit development potential.
The Ingersoll Secondary Plan Area employment lands are highly marketable but currently not development ready; and

e Tillsonburg’s two existing Employment Areas are competitive but are less attractive for uses that require proximity to Highways 401/403.
Further, the lack of shovel-ready land limits development potential. The servicing of the Forest Hill Industrial Park lands to the south of

Highway 3 and the development of the Highway 3 Business Park would greatly improve the supply and market choice of employment lands
in the community.

While the County’s Employment Areas are generally competitive and marketable, the supply of shovel-ready lands is limited. Oxford County needs
to provide a balanced inventory of shovel-ready and developable vacant industrial land that is sufficient to meet market demand in the short,
medium and longer term. This requires that the County provide sufficient designated employment lands which have the necessary water and
wastewater servicing and road infrastructure in place to accommodate a broad range of users, from small scale to large scale. The lack of shovel-
ready lands is most evident in Ingersoll and Tillsonburg where the limited supply of serviced developable land may be impeding growth potential.
To address this, the County and the municipalities of Ingersoll and Tillsonburg should explore short-term opportunities to expand the shovel-ready
vacant land inventory, based on the following:

o Developing the South Ingersoll Secondary Plan Area in Ingersoll for appropriate industrial/lemployment uses; and
e Developing the Highway 3 Business Park in Tillsonburg.

Over the medium term, the shovel-ready land supply in Woodstock will need to be expanded. To address this, the County and the City of
Woodstock should explore opportunities to expand the shovel-ready vacant land inventory over the next five years, based on the following:

e Develop the North East Business Park; and

e Service employment lands to the northwest of the Toyota Assembly plant to offer broader development opportunities for large-scale uses
such as distribution/logistics.

Over the longer term, opportunities should be explored to extend servicing east from the Patullo Ridge Business Park to service designated
employment lands to the east.
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Policy Recommendations

Chapter 9 provides OP policy recommendations which are informed by the substantial planning, economic and demographic analysis completed as
part of this study. These recommendations are provided within the Provincial framework of the 2005 PPS and existing County OP.

Key issues and recommended planning principles include:

o Economic Development and Growth
0 Maintain long-term sustainable and diverse economic growth on employment lands
0 Attract and stimulate development in employment areas
e Long-term employment land supply
o0 Long-term employment land needs, 2013 to 2033
0 Increased need for broader market choice on employment lands (e.g. diversify employment land supply by designation, zoning and
site size)
e Conversion of Employment Lands
0 Restrict conversion of employment lands to non-employment uses
e Implementation and Monitoring
o Implementation of employment lands policy recommendations through five-year OP review
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INTRODUCTION

Terms of Reference

The County of Oxford retained Watson & Associates Economists Ltd. in the spring of 2013 to undertake an update of the population, housing and
employment forecasts for the County and its Area Municipalities which was last updated in 2006." The update focuses on the population, housing
and employment forecasts for the County and its eight Area Municipalities from 2011 to 2041. A long-term employment land needs analysis is also
provided for the County by Area Municipality over the next 20 years. The results of this analysis are intended to guide decision making and policy
development specifically related to planning and growth management, urban land needs, master plans and municipal finance at the County-wide
and Area Municipal levels. More specifically, this update will provide background to the County’s Official Plan Review (OP) and 2014 Development
Charges (DC) Background Study. In accordance with the terms of reference of the study, this growth forecast study includes the following key
components:

A 30-year demographic analysis and forecast of population, housing and employment growth for the County of Oxford from 2011-2041 (by
5-year intervals) consistent with provincial policies and methodologies. The analysis includes a population, housing and employment
forecast for each of the eight Area Municipalities including:

o the Urban Centres: City of Woodstock, Town of Tillsonburg and Town of Ingersoll;

o the Rural Townships: Blandford-Blenheim, East-Zorra Tavistock, Norwich, South-West Oxford and Zorra;
A determination of forecast employment growth on employment lands over the 2013-2033 period and corresponding employment land
needs within each of the eight Area Municipalities;
An assessment of Oxford County’s key Employment Areas to accommodate forecast growth from a competitiveness and investment
readiness perspective; and
Policy recommendations related to the County’s employment lands.

! Population, Households & Employment Forecasts, 2001-2031. Oxford County. Hemson Consulting Ltd. April 2006.
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2. APPROACH AND METHODOLOGY

2.1 Introduction

The population and household forecast methodology adopted for this study is based on a combined approach, which incorporates both the
traditional “top-down” cohort-survival forecast methodology (i.e. population by age-cohort) and a “bottom-up” household formation methodology.
This combined approach is adopted to ensure that both regional economic/demographic trends and local housing market conditions are adequately
assessed in developing the County’s long-term growth potential. Each of these two population growth methodologies is further described in
Appendix A.

A key driver of future population growth is the link between local net migration and local/regional economic growth potential, which is discussed
below.

2.2 Economic Drivers of Future Housing Growth in Oxford County

Local/regional economic activities can be divided into two categories, those that are “export-based” and those that are “community-based.” The
export-based sector is comprised of industries (i.e. economic clusters) which produce goods that reach markets outside the community (agriculture
and primary resources, manufacturing, research and development). Export-based industries also provide services to temporary residents of the
community/municipality (tourism-related sectors, colleges and universities) or to businesses outside the community (specialized financial,
professional, scientific and technical services). Community-based industries produce services that primarily meet the needs of the local residents in
the community/municipality (retail, personal services, medical, primary and secondary education, and personal and government services).

Ultimately, future population and housing growth within Oxford County will be determined in large measure by the competitiveness of the regional
export-based economy. Growth in the working age population (i.e. 19-65) in a community will typically occur only if the export base is expanding.
Without growth in the regional export-based economy, growth in community-based activities will be limited to housing development driven primarily
by retirees, which is also anticipated to be an influence for many of the municipalities within the County. The approach is illustrated schematically in
Figure 2-1.
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Figure 2-1

SCHEMATIC APPROACH TO POPULATION AND EMPLOYMENT PROJECTIONS FOR OXFORD COUNTY
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The population, housing and employment growth forecast model directly incorporates the key economic drivers which are anticipated to influence
housing growth at the County-wide and local municipal levels within Oxford County. These include:

1.

2.3

Market trends which are anticipated to influence employment growth by sector in the regional and local economy — Based on an
investigation of key macro-economic indicators which are expected to influence both the rate and form of employment growth within the
regional/local economy over the next 20 years, including current provincial trends, historical trends in the regional employment market by
sector, regional economic clusters and a review of the key drivers of future employment growth within the regional market area by major
sector.

Forecast employment growth by major employment sector for Oxford County and the surrounding commuter-shed from 2011-2041
— Based on a review of commuting trends to examine the ratio of Oxford County out-commuters to total surrounding regional market area
employees by major employment sector. This analysis explores the potential impact of employment growth in the surrounding regional
market area on local housing needs in Oxford County. Conversely, in-commuting trends from the surrounding regional market area into
Oxford County are also explored to determine potential local employment growth potential in Oxford County net of live/work employment.

Current and future live/lwork employment growth opportunities within Oxford County (including work at home employment) —
Based on a review of historical trends and future opportunities which are anticipated to influence live/work employment by local municipality.

Forecast market demand for housing geared to empty-nesters and retirees (i.e. 55+ group) — Population growth within this age group
represents a driver of future housing demand in Oxford County, given potential demographic trends associated with the “baby boom”
generation. Average housing occupancies within this age group are anticipated to be considerably lower in comparison to households
headed by those in the 20-54 age group. The demographics associated with this age group will have implications on future population
growth rates, age structure, as well as municipal servicing needs and housing requirements.

Approach to Employment Forecast

Similar to the population and household forecast methodology, the employment forecast methodology adopted for this study is also based on a
combined approach. The methodology includes a “top-down” approach, consisting of an assessment of the employment growth potential in the
District’'s export-based economy, largely the manufacturing sector, as well as a “bottom-up” approach, primarily based on forecast employment
activity rates (i.e. ratio of jobs to population) and industrial absorption trends by Area Municipality. This approach is further described in Appendix A.
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3. DEMOGRAPHIC AND ECONOMIC PROFILE

This Chapter provides a review of recent demographic and economic conditions within the County of Oxford. A brief overview of recent provincial
economic trends is also given to provide a broader context of the macro economic factors which have influenced residential and non-residential
growth trends within the County of Oxford in recent years. This analysis is used to help guide the long-term population, housing and employment
forecasts provided in Chapter 5. The analysis provided herein is largely based on data provided from Statistics Canada and other demographic and
real estate sources. Supplementary details with respect to historical demographic and economic data are provided in Appendix B.

3.1 Historical Population and Housing Growth Patterns in Oxford County, 1991-2011

Figure 3-1 summarizes historical trends in household and population growth for Oxford County over the 1991-2011 Census periods. Key highlights
are as follows:

e Over the past 20 years Oxford County’s permanent population grew by approximately 14%, increasing from 92,900 to 105,700 persons. This
represents an annual population growth rate of approximately 0.6% over the 1991-2011 period. Comparatively, the Province of Ontario
experienced a growth rate of approximately 1.2% during the same time period;

¢ New residential development activity has been predominately associated with low-density housing forms (i.e. single and semi-detached);
however, recent building permit activity indicates that demand for high-density housing (i.e. apartments) has been increasing, most notably
in the City of Woodstock; and

¢ It has been observed that over the 1991-2011 period, the County’s average persons per housing unit (PPU’s) have steadily decreased. This
has largely been a result of the aging of the County’s population and, to a lesser extent, the gradual increased share of high-density housing
forms.

Figure 3-1
County of Oxford
Historical Growth Trends, 1991-2011

Persons Per Unit

Population Households (PPU)
1991 92,900 33,200 2.80
2001 99,300 37,300 2.66
2011 105,700 41,600 2.54

Source: Statistics Canada Census, 1991 to 2011.
Population figures exclude the net Census undercount.
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Over the 1991-2011 period, the average age of the County’s population has steadily increased as a result of the aging “baby boom” population
(born between 1946 and 1964). During this historical time period, the percentage of population aged 55+ increased from 23% to 29%.
Comparatively, Oxford County’s 55+ population is larger in proportion and has increased at a slightly faster rate than the Ontario average.

The percentage of Oxford County’s population in the 55+ age group is expected to increase as the “baby boom” population continues to age over
the next 20+ years. As a result, the County’s population base is becoming increasingly more dominated by an older population, which is heavily
weighted towards “empty-nesters” and seniors. Looking forward, this has implications on the County with respect to seniors’ and affordable housing
needs, as well as future demands for both hard and soft municipal services.

Figure 3-2 summarizes historical trends in total household and population growth for Oxford County over the 1991-2011 Census periods. Over this
time period:
All of the County’s Area Municipalities have experienced new housing development;
o Recent residential building permit activity has been strong across all of the Townships; however this development activity has not been
recognized in the 2011 Census;
o Over the 2001-2011 period, the vast majority of housing growth has occurred within the Urban Centres; however, between the 2001-2006
and 2006-2011 periods, the proportion of housing growth (based on Census data) in the Townships increased from 4% to 13%; and
¢ Intotal, the County’s household base grew from 33,200 to 41,600 between 1991 and 2011, which represents an annual increase of
approximately 420 households per year. During the past ten years, the average annual rate of housing construction increased modestly to
430 new households per year.
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Figure 3-2
County of Oxford
Households by Local Municipality, 1991-2011

i ol 1991 2011 Household Growth H(S)E?ei?)];d
Households Households 1991 - 2011
Growth
Woodstock 11,550 15,700 4,150 49%
Tillsonburg 4,850 6,820 1,970 23%
Ingersoll 3,450 4,780 1,330 16%
Blandford-Blenheim 2,380 2,620 240 3%
Norwich 3,240 3,610 370 4%
East Zorra-Tavistock 2,260 2,520 260 3%
Zorra 2,710 2,940 230 3%
South-West Oxford 2,720 2,590 (130) 2%
Oxford County 33,160 41,580 8,420 100%

Source: Statistics Canada 1991 - 2011
Note: Figures may not add precisely due to rounding

Figure 3-3 outlines Oxford County’s population growth over the 1991-2011 period by local municipality. Key observations are as follows:

e During the past 20 years, the majority of the population growth (approximately 60% of the County-wide growth) has occurred in the City of
Woodstock. Similarly, Tillsonburg and Ingersoll have also experienced large percentage shares of the County-wide population growth at
26% and 21%, respectively; and

¢ Notwithstanding recent residential building permit activity across the Townships, recent population growth within these municipalities has
been slow or, in some cases, negative as a result of declining average PPU levels.
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Figure 3-3
County of Oxford
Population by Local Municipality, 1991-2011

e Ty 1991 2011 Population Growth Pigi:aetifn
Population Population 1991 - 2011
Growth
Woodstock 30,100 37,800 7,700 60%
Tillsonburg 12,000 15,300 3,300 26%
Ingersoll 9,400 12,100 2,700 21%
Blandford-Blenheim 7,300 7,400 100 1%
Norwich 10,100 10,700 600 5%
East Zorra-Tavistock 7,300 6,800 (500) -4%
Zorra 8,200 8,100 (100) -1%
South-West Oxford 8,500 7,500 (1,000) -8%
Oxford County 92,900 105,700 12,800 100%

Source: Statistics Canada 1991 — 2011.

Note: Population figures exclude the net Census undercount

3.2 Recent Employment Trends in the County of Oxford

Figure 3-4 summarizes historical trends in employment growth for Oxford County over the 2001-2011 Census periods, while Figure 3-5 outlines
historical trends in employment growth for Oxford County’s local municipalities. Key observations include:

e Over the past 10 years, Oxford County’s employment base grew by approximately 18%, increasing from 44,200 to 52,000 jobs. This
represents an annual employment growth rate of approximately 1.6% over the 2001-2011 period. Comparatively, the provincial employment
base increased at an annual rate of 0.7% over the same historical time period;

e During this period, approximately 93% of the County-wide employment growth occurred within the County’s Urban Centres (i.e. Woodstock,
Ingersoll and Tillsonburg), largely driven by employment growth within the City of Woodstock; and

¢ The County has experienced employment growth in a number of economic sectors, including manufacturing (i.e. automotive, food
processing, warehousing/distribution), transportation/logistics, professional, scientific and technical services, health services, retail trade, as
well as accommodation and food; and

e The County employment activity rate (i.e. ratio of jobs per population) has steadily increased from 44% to 49%, largely driven by the
County’s strong and growing industrial base.
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Figure 3-4
County of Oxford
Historical Employment Growth Trends, 2001 to 2011

: Activity
Year Population Employment Rate
2001 99,300 44155 | 44%
2006 102,800 48,440 | 47%
2011 105,700 52,045 | 49%

Source: Statistics Canada Census, 2001 to 2006.

2011 employment figures estimated by Watson & Associates Economists Ltd., based
on a review of historical non-residential building permit activity, as well as discussions
with municipal staff regarding business closures, downsizing and expansions. 2011
employment figures for the City of Woodstock were derived from the City's 2013
business directory.

Population figures exclude the net Census undercount.

It is noted that a large proportion of recent employment growth which has occurred within Oxford County can be attributed to the opening of the
Toyota Plant (2008) in the City of Woodstock. Looking forward, it is assumed that forecast employment growth levels for the City of Woodstock will
be steady, but well below the 2006-2011 period. Further details are provided in Chapter 5 and Appendix C.
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Figure 3-5
Oxford County
Local Municipality Employment Growth Trends, 2001-2011

el 2001 2011 Employment Growth En?pk)ll?)r;r:;nt
Employment  Employment 2001 - 2011 Sl
Woodstock 15,740 22,125 6,385 82%
Tillsonburg 8,920 8,735 (185) -2%
Ingersoll 7,255 8,250 995 13%
Blandford-Blenheim 2,130 2,015 (115) -1%
Norwich 3,445 3,605 160 2%
East Zorra-Tavistock 2,445 2,240 (205) -3%
Zorra 2,590 2,710 120 2%
South-West Oxford 1,635 2,220 585 8%
Oxford County 44,200 52,000 7,740 100%

Source: Statistics Canada Census, 2001. 2011 employment figures estimated by Watson & Associates Economists Ltd.

Note: Figures may not add precisely due to rounding
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4. OXFORD COUNTY’S GROWTH DRIVERS

This Chapter explores a number of key factors which are anticipated to drive future population growth within the County of Oxford over the next 30
years. This includes local employment growth drivers such as the County’s locational attributes, strength and growth potential of the existing
industrial base, competitiveness of its industrial development market and quality of life attributes. Further, there are potential opportunities for
commuting within the Oxford County commuter-shed, driven by employment growth prospects within the surrounding market area, which are
expected to drive local population growth. Each of these factors is explored herein.

4.1 Location

Oxford County is part of a broader market area (commuter-shed) which includes Waterloo Region and the Counties of Perth, Brant, Haldimand-
Norfolk, Elgin and Middlesex, as illustrated in Figure 4-1. Location factors play a key role in the distribution of the dominant business clusters visible
across Oxford County and the broader market area today, such as auto-manufacturing and transportation/warehousing. For both international and
locally based industries, Oxford County has a strong appeal, given its location within Ontario’s industrial heartland — between the Greater Toronto
Area + Hamilton (GTAH) and Waterloo Region to the east and London to the west. The Greater Golden Horseshoe (GGH), which encompasses
the eastern part of the defined market area (including Waterloo Region, Brant County and Haldimand County), is one of the fastest growing and
economically diverse regions in North America. Given its location, the County’s Employment Areas are accessible to both domestic and U.S.
markets via excellent highway access (401/403).

As of 2006, the employment base within the Oxford County commuter-shed was approximately 574,000. Oxford County commuters comprised
approximately 2% of this employment base, representing approximately 10,300 jobs. Future trends in out-commuting are an important input to
consider in forecasting population growth for the County, because these commuters generate increased demands for new housing. According to
the most recent employment growth forecasts for this area, the employment base of the Oxford County commuter-shed (excluding Oxford) is
forecast to increase by 270,000 jobs between 2011 and 2041. Assuming that the proportion of Oxford County out-commuters remains relatively
stable at 2%, this represents an increase of approximately 5,000 jobs held by Oxford County residents. Accordingly, future employment growth
within the commuter-shed surrounding Oxford County is an important driver of future net migration for the County.

As previously discussed in Chapter 2, the future population growth rate of the County will be largely driven by local job growth opportunities in the
County’s export-based employment sectors (i.e. manufacturing and agriculture). Growth potential within the County’s export-based employment
sectors represents the primary draw for working age persons and their families considering Oxford County as a permanent place of residence. In
turn, population growth driven by local export-based employment opportunities stimulates demand for population-related employment growth in
sectors such as retail, accommodation and food, business and personal services, public administration, education and health care and social
assistance.

Within the broader market area, Oxford’s ability to attract export-based development is largely determined by the competitiveness of its employment
lands. This competitiveness is based on a number of factors including the quality and quantity of developable employment lands and financial
factors which impact the cost of development. These are discussed below.
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Figure 4-1
Oxford County Primary Commuter-shed

4.2 Competitive Industrial Development Market

12.

In addition to the regional locational attributes identified above, there are a number of financial factors which also influence the market demand and
the general competitiveness of the employment lands within Oxford County, such as industrial land prices, development charges, tax rates,
water/sewer rates and construction costs. Collectively, these financial factors impact the overall cost of industrial development and the competitive

position of Oxford County. The cost competitiveness of industrial development is examined herein in the context of the County’s three urban
municipalities — Woodstock, Ingersoll and Tillsonburg.

Watson & Associates Economists Ltd.
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Industrial Land Prices

Land prices can provide a key advantage for increasing regional competitiveness, especially for land extensive uses such as transportation,
wholesale trade, warehousing and large-scale manufacturing. Figure 4-2 summarizes industrial land prices ($ per acre) for the Oxford County
municipalities of Woodstock, Ingersoll and Tillsonburg, and the surrounding market area based on recent market survey data. As illustrated,
industrial land values within Oxford County are significantly lower than in the west GTAH (i.e. Milton and Hamilton) and other GGH municipalities,
including Guelph, Cambridge and Kitchener. Compared to other communities in southwestern Ontario, Oxford County’'s employment land prices
are comparable to London but marginally higher than those in St. Thomas and Strathroy-Caradoc.

Lower industrial land values can have both positive and negative impacts on the market potential of this area. On the one hand, lower land values
generally encourage the development of more land-extensive developments related to logistics, warehousing and processing. While development
within these sectors typically does not generate high employment densities, it does contribute to the tax assessment base. Furthermore, municipal
expenditures associated with land extensive industrial development is also generally low when compared to denser commercial and residential
development.

On the other hand, lower land prices can also be associated with lower returns on investment and a lack of private sector interest to develop
Employment Areas. Where private sector interest is present, development is typically geared towards a build-to-suit driven market with little
speculative construction occurring. In turn, this can limit market choice and the ability to attract users with development timeframes that cannot be
satisfied by build-to-suit options.
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Figure 4-2

Oxford County and Surrounding Market Area
Average Price of Serviced Employment Land
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Property Taxes and Development Charges

Industrial tax rates and development charges can influence the relative attractiveness of an area for employment lands development.

Figure 4-3 summarizes industrial development charge rates in the surveyed municipalities. As shown, Woodstock, Ingersoll and Tillsonburg have
no industrial development charges. London, St. Thomas and Stratford also have no industrial development charges. Industrial development
charges in the other municipalities surveyed range between $2.66 and $17.17 per sq.ft., with the highest rates found in the GTAH, Cambridge,
Kitchener and Guelph. Development charges typically represent a relatively small component of total on-going industrial development costs, since

they represent a one-time development fee.

Watson & Associates Economists Ltd.

Figure 4-3
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16.
Figure 4-4 summarizes average industrial property taxes (expressed on a per sq. ft. basis for standard industrial development) in the municipalities

surveyed. As shown, average industrial property taxes in Woodstock and Ingersoll are among the highest surveyed while Tillsonburg ranks as the
second lowest.

Figure 4-4

Oxford County and Surrounding Market Area
Average Industrial Property Taxes ($ Per Sq. Ft)
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\ Source: Derived from 2013 Municipal Study, BMA Management Consulting Inc., by Watson and Associates Economists Ltd. Y,
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Typical Development Cost of Industrial Development Comparative Analysis

The cost competitiveness of industrial development within the Oxford County municipalities was examined through a cost of development analysis
of a prototypical 300,000 sq.ft. industrial building. The analysis was completed for Woodstock, Ingersoll and Tillsonburg and the other surveyed
municipalities. The analysis includes the cost of industrial land, construction costs, development charges and developer profit margin, and
summarizes total development cost on a sq.ft. basis. The results of this analysis are presented in Figure 4-5. As shown, the cost of industrial
development of the prototypical development in Woodstock, Tillsonburg and Ingersoll is estimated at $74-76 per sq.ft. The cost of development in
these Oxford County municipalities is significantly lower than in the west GTAH (i.e. Milton and Hamilton) and major urban centres in the GGH,
including Kitchener, Cambridge, Guelph and Brantford. The cost of development in the Oxford County municipalities is comparable to other
municipalities in southwestern Ontario, including Strathroy-Caradoc, London, Stratford and St. Thomas.

Figure 4-5
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Average Cost of Industrial Development?
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Vacant Designated Employment Land Supply

A major factor in the competitiveness of Oxford County is the supply and quality of industrial and employment lands.

Figure 4-6 summarizes the total designated vacant employment land by surveyed municipality. As shown, the largest designated vacant
employment land inventories are in London (984 net Ha) followed by Hamilton (741 net Ha) and Milton (600 net Ha). Woodstock has a relatively
large vacant designated employment land inventory relative to its population size, with an inventory greater than many larger communities, including
Guelph, Cambridge, Brantford and Kitchener. Tillsonburg’s inventory of designated vacant employment lands is more moderate, comparable to
Strathroy-Caradoc while Ingersoll’s inventory is the smallest.

Figure 4-6
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Vacant Designated Employment Lands
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4.3 Strength and Growth Potential of Existing Regional and Local Industrial Base

Oxford County and the surrounding market area have a diverse and strong industrial base which has experienced relatively strong employment
growth over the past several years (2009-2013). Ultimately, the aggregate indicators of Oxford County’s and the surrounding market area’s
economic performance are determined in large measure by the competitiveness of their industry clusters. A cluster is a set of inter-linked private
sector industries and public sector institutions whose final production reaches markets outside the local market. Thus, the cluster approach to
economic development reflects, in some way, a more traditional focus on the export base of a region.* An expanding export base — or competitive
clusters — is a key component to the economic prosperity of the local economy of the surrounding area, because exports bring money into the local
market to be circulated amongst local-serving enterprises and their employees.

Location Quotients (LQ’s) are a commonly used tool in regional economic analysis to identify and assess the relative strength of industry clusters.
They assess the concentration of economic activities within a smaller area, relative to the overarching region in which it resides. The LQ for a given
municipality or local geographic area is calculated by dividing the percentage of total local employment represented by a sector, by the percentage
of the total broader employment base (typically based on provincial and/or national levels) represented by the sector. An LQ of 100% identifies that
the concentration of employment by sector is consistent with the broader employment base average. An LQ of greater than 100% identifies that the
concentration of employment in a given employment sector is higher than the broader base average, which suggests a relatively high concentration
of a particular employment sector or “cluster.” Employment sectors with a relatively high LQ generally serve both the local population base, as well
as employment markets which extend beyond the boundaries of the municipality. On the other hand, employment sectors with an LQ of less than
100% identify particular employment sectors which have relatively lower concentrations (as compared with the broader market average) and are
generally under-servicing the needs of the local market.

Figure 4-7 presents the industry clusters in the market area in terms of relative size (by employment), LQ and recent employment growth. As
illustrated, the most dominant clusters for the surrounding market area include agriculture, manufacturing, health and social services, construction,
accommodation and food services, education services and wholesale trade. Dominant sectors which have seen strong employment growth over
the past few years (2009-2013) include health and social services, construction, wholesale trade, and accommodation and food. Manufacturing,
which is a significant part of the regional economic structure, has seen modest employment growth in recent years.

! Toronto Competes: An Assessment of Toronto’s Global Competitiveness. February, 2000.
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Figure 4-7
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Figure 4-8 illustrates the strength of employment sectors in Oxford County relative to the Province using Location Quotients (LQ). As shown,
Oxford County’s economy is largely oriented towards agriculture, manufacturing, transportation and warehousing and wholesale trade. In contrast,
Oxford County has a relatively low concentration of employment in professional, scientific and technical services, utilities, management of
companies and enterprises, finance and insurance, public administration, and information and cultural industries. The area also has a moderate
concentration of employment in several other industrial and commercial sectors, including retail trade, accommodation and food services,
construction and health care/social assistance.

Figure 4-8

Oxford County
Location Quotients Relative to Ontario by Sector , 2013
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The growth of business activity in Oxford County is expected to be largely tied to the growth potential of the economy across the broader market
area (discussed above). This suggests that the County’s economic base is expected to continue to diversify. Inindustrial growth clusters where
Oxford County has a solid presence and is currently exhibiting a competitive advantage, growth across the surrounding market area will likely
translate into further development in Oxford County. This includes the wholesale trade (distribution and logistics) sector which to-date has
experienced growth largely within Woodstock (i.e. recent construction of SYSCO, a 400,000 sq.ft. food distribution centre).
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The County’s manufacturing sector, identified as a mature cluster, will remain an important part of the local economy and has the strongest growth
potential in the transportation and food/beverage processing subsectors. The County’s manufacturing base and transportation sector is anticipated
to experience steady employment with the auto cluster centred around the Toyota plant in Woodstock and the GM CAMI plant in Ingersoll. Since
opening in 2008, the Toyota plant has added 2,800 direct jobs to the local manufacturing base, with an additional 400 new jobs planned to boost
production of the RAV4 compact sport utility vehicle from 150,000 per year to 200,000 per year. In addition, GM recently announced an additional
$250 million investment into the CAMI plant to expand production.

4.4 Quality of Life

Quiality of life is a factor influencing the residential location decisions of individuals and their families. It is also a factor considered by companies in
relocation decisions. Typically, quality of life encompasses a number of sub-factors such as employment opportunities, cost of living, housing
affordability, crime levels, quality of schools, transportation, recreational opportunities, climate, arts and culture, entertainment, amenities and
population diversity. The importance of such factors, however, will vary considerably depending on life stage and individual preferences.

Oxford County has a reputation as a vibrant, growing, affordable, low-crime location in which to live in Ontario, with access to a wide range of
recreational opportunities within the County and throughout the surrounding countryside. Talent attraction and retention will be a key issue in
Oxford’s competitiveness going forward and, therefore, a factor in Oxford’s economic growth will be the extent to which it can develop “quality of life”
enhancements to appeal to mobile young talent, while not detracting from its attractiveness for other population segments.

45 Conclusions

The County and surrounding market area have a strong, diverse and growing industrial base which will continue to be a key driver of net migration
within the working age population and their children. There are a number of factors which suggest that Oxford County will see relatively strong
employment growth over the coming decades. The County is well positioned geographically, benefiting from access to 400 series highways and
proximity to major markets in the GGH and the U.S. From a cost competitive standpoint, Oxford represents a more affordable industrial
development location compared to the west GTAH or GGH communities. This competitive advantage has been a key driver of the County’s recent
success in attracting major export-based industries and their suppliers. Woodstock and Tillsonburg have a relatively healthy supply of vacant
designated employment lands to accommodate future industrial growth, though the supply in Ingersoll is limited.
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5. OXFORD COUNTY POPULATION, HOUSING AND EMPLOYMENT FORECAST

This Chapter summarizes the long-term population, household and employment forecasts for Oxford County from 2011-2041. The long-term
growth forecasts contained in this Chapter are premised on the demographic and economic trends explored in Chapter 3 and the growth drivers
assessed in Chapter 4. Additional details with respect to the population, housing and employment forecasts are provided in Appendix C.

5.1 Population and Housing Forecasts

Figure 5-1 summarizes the County-wide population and housing forecasts for the 2011-2041 period in comparison with recent historical trends,
while Figures 5-2 through 5-4 summarize the population and housing forecasts by Area Municipality. The population and housing growth forecasts
by Area Municipality have been derived based on a review of residential supply and demand factors by local municipality, including:

Local Supply Factors:

Supply of potential future housing stock in the development process by housing structure type and approval status;

Housing intensification opportunities;

Current inventory of net vacant designated urban “greenfield” lands not currently in the development approvals process;

A high-level review of identified water and wastewater servicing capacity and potential solutions to overcome constraints (where identified);
A high-level review of proposed water/wastewater infrastructure expansions and timing; and

Provincial policy direction regarding forecast residential growth by urban vs. rural area.

Demand Factors:

Historical housing activity by structure type based on 2001-2011 Census data by Area Municipality;
o Areview of historical residential building permit activity (new units only) by structure type (net of demolitions) from 2006-2012;
Influence of population and employment growth within the surrounding market areas on the geographic distribution of growth and settlement
patterns across the County;
Forecast commuting trends and access to surrounding employment markets;
Live/work and work at home employment potential,
Market demand for housing intensification;
Impacts of regional infrastructure (i.e. provincial highways, Tillsonburg Airport) on future housing and employment demand potential; and
Appeal to empty-nesters/seniors.

It is noted that during the review of the growth forecast allocations with the Technical Advisory Committee (TAC), comments were raised regarding
the impacts of the Town of Ingersoll Southwestern landfill proposal. The Environmental Assessment (EA) for the landfill was initiated by Walker
Environmental Group in March, 2012. The project is currently in Phase 1 of the EA process, with the applicant currently seeking Ministry of
Environment (MOE) approval for their draft terms of reference. Phase Il of the EA study will not proceed unless MOE has approved the terms of
reference for the study. Given that there is currently no estimated timeline to complete the EA or any insights with respect to the outcome of the EA
process, it is premature and beyond the scope of this assignment to comment on the impacts of the proposed landfill on future population and
employment growth rates on the County and/or the Town of Ingersoll.
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The County is forecast to experience modest population growth over the 2011-2041 period. Population growth is forecast to be the strongest during
the 2011-2021 period, driven by relatively strong levels of net migration during this time period. Post 2021, population growth is forecast to
gradually slow down as a result of the County’s aging population. Key findings regarding the County-wide and Area Municipal population and
housing forecasts are summarized below:

o Oxford County’s housing base is forecast to increase from approximately 41,600 in 2011 to 52,900 in 2041, an increase of 11,300;

o All local municipalities are expected to experience housing growth over the long-term forecast period,;

e The County’s population is forecast to increase by approximately 17,500 persons over the forecast period, growing from 108,200 persons in
2011 to 125,700 in 2041,

o Over the 2011-2041 period, approximately 52% of County-wide housing growth has been allocated to the City of Woodstock. As of 2011,
the City of Woodstock comprised approximately 38% of the occupied housing base (up from 35% in 2001). By 2041, Woodstock is
estimated to comprise 41% of the occupied housing base;

e Average annual housing growth is forecast to be lower than the 2001-2011 period for the Urban Centres (i.e. Woodstock, Ingersoll and
Tillsonburg). For the Townships, average annual housing growth is forecast to be comparable or higher than the 2001-2011 period, based
on Statistics Canada Census data;*

e The rate of incremental population and housing growth is forecast to decline for all local municipalities over the forecast period as a result of
the aging of the population and labour force; and

e The average number of persons per unit (PPU) is forecast to steadily decline for all Area Municipalities due to the aging of the population.

! It is noted that residential building permit activity (new units) during the 2001-2011 period was significantly higher than household growth reported by Statistics
Canada.
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Figure 5-1
Oxford County
Population and Household Forecast, 2011-2041

Population Population
(Excluding (Including Net

Net Census Census Households

Undercount) Undercount)
2001 99,300 103,200 37,300 2.77
2006 102,800 106,500 39,300 2.71
2011 105,700 108,200 41,600 2.60
2016 109,200 111,700 44,000 2.54
2021 112,800 115,500 46,400 2.49
2026 116,100 118,800 48,500 2.45
2031 119,100 121,900 50,400 2.42
2036 121,300 124,200 51,800 2.40
2041 122,800 125,700 52,900 2.38

Source: Watson & Associates Economists Ltd. 2013

Note: Figures may not add precisely due to rounding.

The average net Census undercount over the 1986 to 2011 period is estimated to be approximately 3%.
Over this period, the undercount has steadily declined to 2.4%

Throughout the forecast period, the undercount is held steady at 2.4%
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Figure 5-2
Oxford County
Area Municipal Population Forecasts, 2011-2041

26.

. : South-West Blandford- East Zorra Oxford

Woodstock  Tillsonburg Ingersoll Norwich Zorra Oxford Blenheim Tavistock County
2001 34,400 14,600 11,400 10,900 8,400 8,100 7,900 7,500 103,200
2006 36,800 15,400 12,200 10,900 8,400 7,900 7,400 7,600 106,500
2011 38,700 15,700 12,400 11,000 8,300 7,700 7,500 7,000 108,200
2016 41,000 16,200 12,800 11,100 8,300 7,700 7,700 7,100 111,700
2021 43,300 16,700 13,200 11,300 8,300 7,600 7,900 7,300 115,500
2026 45,400 17,200 13,500 11,400 8,300 7,600 8,000 7,400 118,800
2031 47,100 17,700 13,900 11,600 8,400 7,600 8,200 7,500 121,900
2036 48,400 18,000 14,100 11,700 8,400 7,600 8,400 7,600 124,200
2041 49,200 18,200 14,300 11,900 8,500 7,600 8,500 7,600 125,700
2011-2031 8,400 2,000 1,500 600 100 -100 700 500 13,700
2011-2041 10,500 2,500 1,900 900 200 -100 1,000 600 17,500

Source: Watson & Associates Economists Ltd. 2013

Note: Figures may not add precisely due to rounding

Population includes an estimated net Census undercount of approximately 2.4%

Watson & Associates Economists Ltd.
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Figure 5-3
Oxford County
Local Household Forecasts, 2011-2041

27.

Wood K Till b | I N ich South-West Blandford- East Zorra Oxford

oodstoc fisonburg ngerso orwic Oxford Blenheim Tavistock County
2001 13,200 5,900 4,200 3,400 2,800 2,600 2,600 2,500 37,200
2006 14,400 6,400 4,600 3,500 2,900 2,600 2,500 2,600 39,500
2011 15,700 6,800 4,800 3,600 2,900 2,600 2,600 2,500 41,500
2016 17,100 7,200 5,000 3,700 3,000 2,600 2,700 2,600 43,900
2021 18,400 7,500 5,300 3,900 3,100 2,700 2,900 2,700 46,500
2026 19,500 7,800 5,500 4,000 3,200 2,700 3,000 2,800 48,500
2031 20,500 8,100 5,700 4,200 3,200 2,800 3,100 2,900 50,500
2036 21,200 8,300 5,900 4,300 3,300 2,800 3,200 3,000 52,000
2041 21,600 8,500 6,000 4,400 3,400 2,800 3,200 3,000 52,900
2011-2031 4,800 1,300 900 600 300 200 500 400 9,000
2011-2041 5,900 1,700 1,200 800 500 200 600 500 11,400

Source: Watson & Associates Economists Ltd. 2013

Note: Figures may not add precisely due to rounding

Watson & Associates Economists Ltd.
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Percentage Share of Housing Growth by Area Municipality, 2011-2041

Percent of County

Figure 5-4
Oxford County

Percent of 2011

Percent of County

Percent of 2041

28.

RS Housing S1OWIh  County Housing  MOuend SIOW oty Housing
City of Woodstock 57.8% 37.8% 52.4% 40.9%
Town of Ingersoll 13.6% 11.5% 10.7% 11.3%
Town of Tillsonburg 20.0% 16.4% 14.4% 16.0%
Township of Blandford-Blenheim 1.4% 6.3% 5.5% 6.1%
Township of East Zorra-Tavistock 0.3% 6.0% 4.4% 5.7%
Township of Norwich 4.1% 8.7% 6.6% 8.2%
Township of South-West Oxford 0.2% 6.2% 2.2% 5.4%
Township of Zorra 2.5% 7.1% 3.7% 6.3%
Oxford County 100% 100% 100%

5.2 Employment Forecasts

Figure 5-5 summarizes the employment forecast for Oxford County from 2011-2041 in comparison with recent historical trends, while Figure 5-6
summarizes the County’s employment forecast by Area Municipality. The County-wide employment growth forecast has been developed in
accordance with the demographic and economic trends explored in Chapter 3 and the growth drivers assessed in Chapter 4. The employment
growth forecasts by Area Municipality have been determined based on a review of the following:

prospects.

Watson & Associates Economists Ltd.
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A review of historical and forecast population and employment growth rates within the Oxford County commuter-shed;

Recent non-residential building permit data by industrial, commercial and institutional (ICI) sector by Area Municipality within Oxford County;
The marketability and competiveness of the County’s vacant serviced or serviceable employment land supply (refer to Chapters 6, 7 and 8);
Analysis of the Commercial Policy Review outlining the distribution of retail and commercial space demand in the County; and
Discussion with Area Municipalities (Economic Development) regarding recent non-residential development trends and future employment
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The 2011 employment base for each Area Municipality was derived by Watson & Associates using the 2006 employment base (Census) and
estimating 2006-2011 employment growth through the assessment of non-residential development activity, adjusted downward to reflect major
business closures/downsizing over the period. The same approach was used to estimate the 2013 employment base. This approach was
considered to be a more accurate method of estimating 2011 employment than using the currently available 2011 Census employment data. In
accordance with the employment growth forecast approach discussed in Chapter 2 and Appendix A, the following key observations have been
made with respect to the County’s long-term employment growth potential:

e Total employment is forecast to increase from 52,000 in 2011 to 65,000 in 2041, an increase of approximately 13,000 over the period. This
represents an average annual rate of growth of 0.7%, which is lower than the average attained over the 2001-2011 period of 1.7%;

o Employment growth is expected to be strongest over the 2016-2021 period. Post 2021, the rate of employment growth is anticipated to slow
with the aging of the labour force within the County and surrounding commuter-shed;

¢ During the forecast period, the County’s employment activity rate (i.e. jobs per population) is expected to steadily increase from 49% to 53%,
which reflects the County’s growing export-based economy;

e Over the forecast period, all major employment sectors are anticipated to demonstrate growth, largely driven by employment growth in
automotive manufacturing, warehousing and transportation, agribusiness, retail trade and business services;

¢ The County’s industrial sector is forecast to increase by approximately 5,900 jobs. The commercial and institutional sectors are also
expected to experience steady employment growth over the forecast period, increasing by 4,000 and 2,000 new jobs, respectively. A further
1,000 jobs are anticipated to be generated through “work at home” employment. Lastly, the County’s primary sector (i.e. agricultural and
resource-based employment) is forecast to experience minimal employment growth over the next 30 years;

¢ All of the Area Municipalities are anticipated to experience employment growth over the forecast period; and
It is estimated that approximately 88% of the County-wide employment growth will occur in Oxford County’s Urban Centres (Woodstock,
Ingersoll and Tillsonburg) over the 2011-2041 period. Comparatively, over the 2001-2011 period, approximately 93% of County-wide
employment growth occurred within the County’s Urban Centres.
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Figure 5-5
Oxford County
Employment Forecast, 2011-2041

Population Population
(Excluding (Including Net

Employment Activity Rate

Net Census Census

Undercount) Undercount)
2001 99,300 103,200 44,200 43%
2006 102,800 106,500 48,400 45%
2011 105,700 108,200 52,000 48%
2016 109,200 111,700 55,000 49%
2021 112,800 115,500 58,400 51%
2026 116,100 118,800 60,900 51%
2031 119,100 121,900 62,900 52%
2036 121,300 124,200 64,300 52%
2041 122,800 125,700 65,000 52%

Source: Watson & Associates Economists Ltd. 2013
Note: Figures may not add precisely due to rounding

Population includes a estimated net Census undercount of approximately 2.4%
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Figure 5-6
Oxford County
Local Employment Forecasts, 2011-2041

31.

: . South-West Blandford- East Zorra Oxford

Woodstock  Tillsonburg Ingersoll Norwich Zorra Oxford Blenheim Tavistock County
2001 15,700 8,900 7,300 3,400 2,600 1,600 2,100 2,400 44,200
2006 18,200 9,300 8,300 3,500 2,600 2,200 2,100 2,200 48,400
2011 22,100 8,700 8,300 3,600 2,700 2,200 2,200 2,200 52,000
2013 22,900 8,800 8,400 3,600 2,700 2,200 2,200 2,200 53,100
2016 24,000 9,100 8,600 3,700 2,800 2,300 2,300 2,300 55,000
2021 26,200 9,500 9,100 3,800 2,800 2,300 2,300 2,400 58,400
2026 27,600 9,900 9,500 3,900 2,900 2,300 2,400 2,400 60,900
2031 28,900 10,100 9,800 4,000 2,900 2,400 2,400 2,500 62,900
2036 29,800 10,200 9,900 4,000 2,900 2,400 2,500 2,500 64,300
2041 30,200 10,300 10,000 4,100 3,000 2,400 2,500 2,600 65,000
2011-2031 6,800 1,400 1,500 400 200 200 300 10,900
2011-2041 8,100 1,600 1,700 500 200 300 400 13,000

Source: Watson & Associates Economists Ltd. 2013

Note: Figures may not add precisely due to rounding

Watson & Associates Economists Ltd.
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6. OXFORD COUNTY PROFILE OF EMPLOYMENT LANDS

Employment lands are an integral part of the County’s economic development, goods-producing sector expansion, and corresponding employment
growth potential. This Chapter highlights the importance of the County’s employment lands and explores the County’s developed employment
lands base and corresponding economic structure.

6.1 The Importance of Export-Based Employment in Oxford County

All employment can be categorized as being basic or non-basic in terms of its relationship to the local economy. Basic employment is that which
primarily involves service to non-local markets. Non-basic employment is largely population-related and is geared to the local residential and
business market. Basic employment forms the foundation of the export-based economy and is the engine of economic growth. Maintaining an
adequate basic employment base is fundamental to providing potential spin-off employment and income opportunities in the non-basic sector.
Furthermore, developing and enhancing the basic employment sector is a means to strengthening and growing the local economy.

Employment lands are important because they accommodate basic employment. From an economic development perspective, maintaining an
adequate employment lands base is fundamental to providing competitive local basic employment opportunities. A major source of basic
employment in Oxford County includes uses such as manufacturing, wholesale trade, offices and utilities. It also includes emerging industries that
are part of the knowledge-sector.

The importance of basic employment, and the need for employment lands to accommaodate it, is discussed further below.

6.1.1 Economic Multipliers

Basic employment typically provides a higher potential of indirect or spin-off effects than non-basic employment. Economic multipliers identify the
indirect economic effect or shock from income generated by a particular employment sector. The economic multiplier normally expresses the ratio
of direct plus indirect income to direct income.

Figure 6-1 illustrates the typically higher employment multipliers which are calculated from basic vs. non-basic employment. For example, the
employment multiplier for the manufacturing sector is 2.06. This means that for every $1.00 of GDP (Gross Domestic Product) generated directly
within this sector, an additional $1.06 in GDP is normally created, based on several rounds of impacts down the supplier chain. When comparing
basic vs. non-basic jobs:

e Basic employment sectors tend to have the highest economic multipliers;

o Of the basic employment sectors, utilities has the strongest economic multiplier, followed by manufacturing, both significantly higher than
construction, transportation and warehousing, wholesale trade and professional, scientific and technical services; and

¢ Most non-basic employment sectors have relatively low economic multipliers.
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Figure 6-1

Province of Ontario
Economic Multipliers by Sector, 2007

Predominantly Basic Jobs (Export-based) Ii:&:z?:
Utilities 2.13
Construction 153
Manufacturing 2.06
Wholesale Trade 153
Transportation and Warehousing 152
Professional, Scientific and Technical Services 1.38
Predominantly Non-Basic Jobs (Population-Related) Ii:&:z?:
Retail Trade 1.18
Information and Cultural Industries® 1.75
Finance, Insurance, Real Estate and Rental and Leasing* 222
Educational Services 1.08
Health Care and Social Assistance® 1.14
Arts, Entertainment and Recreation 1.35
Accommodation and Food Services 1.16
Other Services (except Public Administration) 1.09
Administrative and Support, Waste Management and Remediation Services 1.17

Source: Statistics Canada, System of National Account, Input-Output Tables, Provincial
Input-Output Multipliers, 2007.

1. A portion of employment in these categories may also be considered as "basic"
employment.

6.1.2 Induced Effect of Employment

Employment also generates positive “induced” effects which are generated from the spending of labour income on the consumption of goods and
services which drive hon-basic employment growth. This effect is not captured in the economic multipliers, but it is significant nonetheless. The
strength of the induced effect is largely related to average household income. Higher income opportunities permit families and individuals to enjoy a
higher standard of living with more disposable income. In turn, this will generate growth in household savings, taxation, consumption of goods and
services within the local economy. This increase in demand will result in further expansion on the local and regional employment market, largely in
the retail and business services sector.
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Figure 6-2 illustrates 2012 average hourly wage rates in Ontario for major basic and non-basic sectors. Key observations are as follows:

e The highest paid job sectors contain a mix of basic and non-basic employment. This includes utilities, construction, manufacturing,
professional, scientific, and technical services, public administration, educational services, real estate and rental leasing, finance and
insurance, and health care and social assistance;

o The lowest paid jobs are dominated by non-basic employment, including retail trade and accommodation and food services;
Manufacturing and transportation and warehousing, significant occupants of employment lands, have wage rates in the mid-range, higher
than most non-basic sectors; and,

¢ In most cases, contributions to the local economy from employment lands employment are greater than those provided from retail and
population-related commercial development, in terms of hourly wage rates.

Figure 6-2

2012 Ontario Wage Rates by Sector

Utilities

Public Administration

Educational Services

Professional, Scientific and Technical Services
Real Estate and Rental Leasing

Finance and Insurance

Health Care and Social Assistance
Construction

Manufacturing

Arts, Entertainment and Recreation
Information and Cultural Industries
Transportation and Warehousing

Other Services (except Public Administration)
Wholesale Trade

Retail Trade

Accommodation and Food Services

$0.00 $10.00 $20.00 $30.00 $40.00
Source: Statistics Canada, Table 282-0072 Hourly Wage
Labour force survey estimates (LFS)

\. J/
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6.1.3 Quality of Employment

In addition to providing higher average hourly wage rates, basic employment typically offers better employee benefits, increased full-time
employment opportunities and a greater range of skilled jobs. This serves to better the quality of life.

for the households and individuals involved (i.e. family sustaining) and makes for a stronger and more balanced community.

6.2 Oxford County Employment Areas Profile

6.2.1 Employment Lands Overview

Oxford’s employment lands are an integral part of the County’s economic development potential and they accommodate a significant share of the
County’s businesses and employment. Traditionally, the term “employment lands” has been used as an alternative description for “industrial lands”
in Official Plans throughout the Province. Employment lands continue to be a focus for industrial uses, but they also include office and other non-
residential uses. However, they do not include substantial “freestanding” retail commercial and institutional development. For the purposes of this
study, employment lands include lands designated in the County Official Plan as “Industrial” or “Business Park.”

The County’s employment lands are concentrated in Woodstock, Tillsonburg and Ingersoll with additional employment lands located in the County’s
Serviced Villages. Of the County’s approximately 1,400 net Ha of developed employment land, 61% is located in Woodstock, followed by 16% in
Ingersoll, 15% in Tillsonburg and 8% in the County’s Serviced Villages, as shown in Figure 6-3.
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Figure 6-3

Oxford County
Developed Employment Land by Local
Municipality
Serviced
Villages
8%

Tillsonburg

15% \

Ingersoll
16%

\_ Source: Derived from Oxford County VLS data by Watson & Associates Economists Ltd.

6.2.2 Employment Lands Employment Structure

Oxford County’s existing developed designated employment lands accommodate businesses across a broad range of sectors. The County’s
employment lands accommodate an estimated 16,800 jobs, representing approximately 32% of the Oxford employment base. Employment on
employment lands is concentrated in the manufacturing sector, which accounts for 84% of the total, as shown in Figure 6-4. This is followed by
wholesale trade (4%), transportation & warehousing (3%), construction (2%), utilities (2%) and other (5%). The remaining employment is largely
comprised of commercial sectors, including professional, scientific and technical services.
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Figure 6-4
4 N
Oxford County
Employmenton EmploymentLands by Sector
- Other
. Utilities
Transportation CO”St[)“C“O” 204 5%
& Warehousing 2%
3%
Wholesale
Trade
4%

Source: Derived fromvarious business directory datasets by Watson & Associates Economists Ltd .

The County-wide average employment density (on occupied designated employment lands) is 13 jobs per net Ha (5 jobs per net acre), as shown in
Figure 6-5. The highest employment densities are found in the three urban municipalities, where employment on employment land densities range
from 12 to 16 jobs per net Ha (5 to 7 jobs per net acre). In comparison, the average employment density on employment lands in the County’s
Serviced Villages is 7 jobs per net Ha (3 jobs per net acre). The highest employment densities are typically found in manufacturing and business
services, while wholesale trade and transportation and warehousing tend to have lower employment densities.
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Figure 6-5
Oxford County
Employment on Employment Lands Density

Employment Density

Municipality Jobs per net Jobs per net

ha Acre
Woodstock 12 5
Ingersoll 14 6
Tillsonburg 16 7
Serviced Villages 7 3
County Average 12 5
Source: Watson & Associates Economists Ltd.

6.2.3 Employment Lands by Local Municipality
The following provides a more detailed discussion of the County’s employment lands in Woodstock, Ingersoll, Tillsonburg and the Serviced Villages.
Woodstock

Woodstock has the largest concentration of developed employment lands in the County with approximately 840 net Ha (2,070 net acres),
accounting for more than 60% of the County total. This includes lands that are designated “Industrial” and “Business Park.” The City’s employment
lands are located largely along the Highway 401 corridor. Major industrial/business parks include Pattullo Ridge Business Park, Woodstock
Business Park, Commerce Way Industrial Park and Bysham Business Park. The City also has a concentration of developed employment lands
south of Parkinson Road, west of Springbank Avenue South, and east of Norwich Avenue. A large part of the City’s developed employment lands
in the east end of the City are occupied by the Toyota assembly plant. The North East Business Park is a planned Employment Area being
developed by the City.

Woodstock’s employment lands accommodate approximately 8,200 jobs (36% of Town’s total employment), of which 83% is in the manufacturing
sector, followed by 5% in transportation and warehousing, 4% in construction and 3% in wholesale trade. The City’'s employment lands also
accommodate some commercial and institutional employment. Major employers located on employment lands include Toyota Motor Canada,
Toyota Boshoku Canada, Vuteq, North American Stamping Group and Firestone Textiles.

Woodstock has seen a significant amount of development activity on employment lands over the past five years. Major developments have been
largely concentrated in the manufacturing, warehousing and distribution sectors. Further, the City’s industrial built form has diversified over the past
five years with an increasing share of multi-tenant industrial condominiums, something that has previously not been developed in the City to any
great degree. The City has low industrial vacancy rates.
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Ingersoll

The Town of Ingersoll's developed employment lands total approximately 225 net Ha (555 net acres) and are concentrated on the southwest side of
the municipality, along Ingersoll Street. The Town’s employment lands are designated “Industrial” in the Official Plan. The Town’s employment
lands accommodate approximately 3,700 jobs, about 36% of the Town'’s total employment. Of this, 93% of the jobs are in the manufacturing sector
and 3% are in wholesale trade. The remaining 5% of employment is in a wide range of industrial, commercial and institutional sectors.

Ingersoll has two main Employment Areas — West Ingersoll Industrial Area and Samnah Business Park. The West Ingersoll Industrial Area is
focused largely in manufacturing and anchored by the GM CAMI auto assembly plant. Other major employers include Autrans Corporation and
IMT. The Samnah Business Park is a prestige Employment Area centred along Samnah Crescent and is home to small- to medium-size
businesses largely in manufacturing and business services. Recent development on employment lands has been limited and includes SRG
(business services) and the Conestoga Skills Training Centre. The Town, however, has seen a number of expansions to a number of existing
employers including Hydra-Dyne and Metal One (now Cail Plus).

The Town has a limited supply of shovel-ready* vacant employment land. Vacant land that is available is for sale by private developers. The Town
has limited vacant industrial building GFA, with the exception of the former Ingersoll Fasteners facility, comprising 19,900 s.m. (214,000 sq.ft.).

Tillsonburg

Employment lands in Tillsonburg are located on the south side of the municipality and are designated “Industrial” in the Official Plan. The Town’s
employment lands accommodate approximately 3,300 jobs, accounting for about 38% of the Town'’s total employment. The Town has
approximately 205 net Ha (510 net acres) of developed employment lands located primarily in two industrial parks — Forest Hill Industrial Park and
Van Norman Industrial Park. The Forest Hill Industrial Park is a mature industrial area located along Highway 3 east of Highway 19. The industrial
area contains a number of large employers, including Marwood Metal Fabrication Ltd., Autoneum and TRW Automotive. The Van Norman
Industrial Park is located on the southwest side of the Town, on the north side of Highway 3. The Park’s major employers include Siemens and
Fleetwood Metal Industries. Future industrial growth is expected to be largely accommodated within the planned Highway 3 Business Park, located
on the south side of Highway 3, immediately south of the Van Norman Industrial Park.

The recent 2008/2009 economic recession had an impact on the Town'’s industrial base resulting in a number of closures, including DDM Plastics,
Guardian Industries Canada and TDS. The first site remains vacant and offer redevelopment potential while the Guardian Industries Canada plant
is now occupied by International Beam and the TDS plant is now largely occupied by E&E McLaughlin and a new business (Future Transfer - corn
distribution). Post-recession, the Town has also seen the expansion of the Siemens plant (wind turbine blade production). However, the Town has
a limited supply of shovel-ready vacant employment lands to accommodate greenfield growth.

Serviced Villages

Employment lands within the County’s Serviced Villages are located in various settlements located throughout the County. The developed
employment lands within the Serviced Villages total approximately 110 net Ha (275 net acres). Norwich Village (Norwich Township), Plattsville
(Blandford-Blenheim) and Tavistock (Township of East Zorra-Tavistock) have the largest concentration of developed employment land.
Employment lands accommodate approximately 1,700 jobs, with 78% in manufacturing, 15% in wholesale trade and 7% in other sectors. Major

! “Shovel-ready” lands are defined as those that are serviced and zoned and generally considered potentially developable within the next 6 months.
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employers located on employment lands include Cold Spring Farms (Maple Leaf Foods) in Thamesford, Saputo Cheese in Tavistock and St.
Gorbain Abrasives in Plattsville. Most other employers are relatively small in size (i.e. with less than 10 employees). Vacant employment lands in
the Serviced Villages are privately held, with the exception of Township owned employment lands which were recently designated in the southeast
corner of the Village of Norwich. Outside of Norwich, there has been limited development activity on employment lands in the Serviced Villages in
the past five years.

6.3 Development Activity Trends on Oxford Employment Lands

Examining recent development trends in Oxford County provides some insight into future development activity; however, potential development
constraints (i.e. availability of shovel-ready employment lands) must be considered within the context of this review. Oxford County has
experienced varied levels of industrial development activity in recent years. This section provides a review of recent development activity on
employment lands within Oxford County.

6.3.1 Industrial Development Activity

Figure 6-6 summarizes the total gross floor area of industrial development in Oxford County over the last 7 years. In 2006 and 2007, industrial
growth in Oxford County was strong, with the development of 2,401,000 sq.ft. and 1,460,000 sq.ft. of industrial GFA per year. A large part of the
2006 activity is attributed to the construction of the Toyota assembly plant in Woodstock. The economic downturn significantly changed the
economic landscape of Ontario, and the industrial development in the County dropped to 326,000 sq.ft. of gross floor area in 2008 and to 91,000
sg.ft. in 2009. Since 2008, the annual GFA has remained below the historical average, although data for 2012 suggests a moderate rebound in
industrial development.
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Figure 6-6
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Figure 6-7 summarizes the proportionate share of industrial development, expressed by gross floor area, by local municipality within Oxford County
over the 2006-2012 period. As illustrated, 80% of industrial development activity was concentrated in Woodstock. Comparatively, limited industrial

development activity occurred in the County’s other municipalities over the period.
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Figure 6-7
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Industrial development within Oxford County over the 2006-2012 period has occurred primarily as new construction, which has accounted for 84%
of GFA. In comparison, additions to existing buildings has accounted for 16% of industrial GFA.

Watson & Associates Economists Ltd.
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6.4 Historical Absorption Rates on Employment Lands within Oxford County

The total employment land absorbed (expressed in net Ha) in Oxford County annually over the 2009-2012 period is illustrated in Figure 6-8. As

43.

illustrated, over the 2009-2012 period, industrial land absorption averaged 15 net Ha (37 net acres) annually in Oxford County. Of the employment

lands absorbed, 72% were located within Woodstock compared to 22% in Tillsonburg, 4% in Ingersoll and 2% in Norwich. No employment lands
were absorbed over the period in the other Serviced Villages.

Watson & Associates Economists Ltd.

Figure 6-8
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7. OXFORD COUNTY EMPLOYMENT LAND SUPPLY

A major factor in the future competitiveness of Oxford’s economic base is the supply and quality of its vacant employment lands. This section
provides a comprehensive assessment of the County’s vacant employment lands supply.

7.1 Vacant Employment Lands Analysis

The County’s 2012 Vacant Land Study dataset formed the basis for the development of the County’s vacant employment lands inventory. To
generate the vacant employment lands inventory, all vacant parcels within the Vacant Land Study designhated as employment lands as defined
herein were identified. The analysis was completed primarily through a desktop review using GIS mapping software. Spatial overlays utilized to
develop the net land supply included official plan and zoning overlays, hydrology, environmental constraints®, other constraints identifying non-
developable features and 2012 orthophotos. Further, windshield surveys of the Employment Areas were completed to refine the analysis.

Maps 7-1 through 7-4 illustrate the geographic location of the County’s remaining vacant designated employment lands in Woodstock, Ingersoll,
Tillsonburg and the Serviced Villages in the County’s five Townships, respectively. Figure 7-1 summarizes the total gross and net vacant
employment lands supply for Oxford County by local municipality (as of 2013). As illustrated, the County has a total of 935 gross Ha (2,311 gross
acres) of vacant designated employment land.

In determining the net vacant land inventory, takeouts for environmental features, corridor right-of-ways (i.e. hydro, major transportation) and
hydrological features were identified. Further, larger vacant parcels (i.e. 4 Ha or greater) which were not considered shovel ready were also subject
to an additional downward adjustment to reflect internal infrastructure (i.e. roads, stormwater ponds, easements, etc.) with a net to gross adjustment
of 75%. In accordance with the aforementioned adjustments for internal infrastructure and other non-developable features, the County’s net vacant
designated employment lands supply is estimated at 579 net Ha (1,430 net acres).

The net vacant employment lands supply by community is presented in Figure 7-2. As shown, approximately 57% of the supply is located in
Woodstock (330 net Ha). This is followed by 96 net Ha in Tillsonburg, 46 net Ha in Ingersoll, 42 net Ha in Norwich, 22 net Ha in Southwest Oxford,
19 net Ha in East Zorra Tavistock, 18 net Ha in Blandford Blenheim and 7 net Ha in Zorra.

! Environmental constraints include Provincially Significant Wetlands, unevaluated wetlands, Official Plan designated environmental lands, regulatory flood hazard
plains/zones and wood lots.
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Figure 7-1
Oxford County
Gross vs. Net Supply of Employment Lands

_ Adjustment for
Environmentally  Roads, other Internal
Constrained Infrastructure and

Net Vacant
Developable
Employment Land
Supply (D =A-B-C)

Total Gross Vacant

Employment Area A
ploy *) Adjustment (B)1 other non-

developable lands
Net Acres Net Ha Net Acres Net Ha Net Acres Net Ha Net Acres Net Ha

Woodstock 1336.2 540.7 305.2 1235 216.1 87.5 814.9 329.8
Ingersoll 164.6 66.6 25.9 10.5 26.1 10.5 112.6 45.6
Tillsonburg 435.4 176.2 56.5 22.9 141.6 57.3 237.3 96.1
Blandford Blenheim 58.3 23.6 0.0 0.0 14.8 6.0 43.5 17.6
East Zorra Tavistock 75.6 30.6 0.0 0.0 28.0 11.3 47.6 19.3
Norwich 147.3 59.6 12.8 5.2 31.1 12.6 103.3 41.8
Southwest Oxford 72.8 29.5 2.4 1.0 16.8 6.8 53.6 21.7
Zorra 20.5 8.3 0.0 0.0 3.7 15 16.8 6.8
Total 2310.6 935.1 402.8 163.0 478.2 1935 1429.6 578.5

Source: Watson & Associates Economists Ltd.
1. Reflects environmental takeout of vacant employment lands encroached by environmentally sensitive lands

2. Reflects a dow nw ard adjustment of 25% of the gross area (after environmental takeouts) w hich has been applied to account for internal infrastructure on
parcels typically greater than 10 acres (4 ha) in size. Also includes additional non-developable features such as roadw ay ROWs and SWM ponds.
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Figure 7-2
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Source: Watson & Associates Economists Ltd.

Long-term land vacancy (i.e. vacant industrial parcels) is a common characteristic which is experienced in mature industrial parks throughout
Ontario, including Oxford County. Typically, as industrial/business park lands are brought to market, the more marketable and developable
industrial sites absorb first. Often the remaining less-marketable sites are fragmented throughout the industrial park, which limits their potential for
larger scale development. Invariably, many of these sites remain vacant over the longer term, due to their limited market choice to end users.

While these observations largely apply to Oxford’s more mature Employment Areas, over time it is foreseeable that the County’s newer Employment
Areas will also begin to exhibit these characteristics. Accordingly, additional reductions to the net developable vacant employment land supply have
been made to account for long-term land vacancy, as summarized in Figure 7-3. This adjustment accounts for sites or portions of sites which are
unlikely to develop over the long term due to odd/small lot sizes and poor configuration, unfavourable site conditions (e.g. low lying areas prone to
flooding), underutilized employment sites and site inactivity/land banking, which may tie up potentially vacant and developable lands.
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For the purpose of this analysis, an estimate of approximately 5% long-term land vacancy has been used, i.e. total net occupied (A) + total net
vacant land area (B) X 5%. Adjusted for land vacancy, the County’s net developable vacant designated employment land supply is 480 net Ha
(1,188 net acres).

Figure 7-3
Oxford County
Net Supply of Employment Lands Adjusted for Long Term Vacancy

Net Vacant
Developable
Employment Land

Total Net Employment
Land Supply Adjusted
for Land Vacancy

Developed Long-term Land

Employment Lands

Vacancy Adjustmentl

Employment Area

* Supply (B) ©) (D = B-C)
Net Acres NetHa NetAcres NetHa NetAcres NetHa NetAcres NetHa
Woodstock 2071.5 838.3 814.9 329.8 144.3 58.4 670.5 2714
Ingersoll 553.3 223.9 112.6 45.6 33.3 135 79.3 32.1
Tillsonburg 507.9 205.6 237.3 96.1 37.3 15.1 200.1 81.0
Blandford Blenheim 12.5 51 43,5 17.6 2.8 1.1 40.7 16.5
East Zorra Tavistock 49.2 19.9 47.6 19.3 0.0 2.0 42.8 17.3
Norwich 165.5 67.0 103.3 41.8 0.0 54 89.8 36.4
Southwest Oxford 12.1 4.9 53.6 21.7 3.3 1.3 50.3 20.3
Zorra 35.9 14.5 16.8 6.8 2.6 1.1 14.2 57
Total 3407.9 1,379.2 1429.6 578.5 241.9 97.9 1187.7 480.6

Source: Watson & Associates Economists Ltd.

1. Long-term employment land vacancy adjustment - 5% of net occupied and net developable employment lands. Accounts for employment land sites w hich may
not develop over the long-term (i.e. 2031) due to odd/small lot size and poor configuration, underutilized employment sites, and sites inactive/land banking.
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Map 7-1
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Map 7-2
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Map 7-3

Town of Tillsonburg
Vacant Employment Lands
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Blandford-Blenheim (Drumbo)

Map 7-4
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7.2 Serviced Shovel-Ready Lands

Based on further review of the net vacant employment land supply, it was determined that the County has 187 net Ha (462 net acres) of shovel-
ready net vacant employment land. Figure 7-4 summarizes the share of serviced shovel-ready net vacant employment land, by local municipality.
As shown, nearly 80% (147 net ha) of the County’s shovel-ready vacant employment lands are located in Woodstock. In comparison, Ingersoll and
Tillsonburg have a limited supply of shovel-ready employment lands (17 net Ha and 13 net Ha, respectively). Within the Townships, only Norwich
(Norwich Village) has shovel-ready employment land (10 net Ha).

Figure 7-4
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7.3 Market Choice Reguirements

From a market choice perspective, one of the most important industrial site selection criteria, which is largely controllable by the County and its local
municipalities, relates to ensuring that an ample supply of suitable vacant serviced (and serviceable) employment land is available for purchase and
absorption. This involves providing a readily available and serviced employment land supply which is beyond forecast absorption levels over the
next five years, to fully provide for a range of site selection choices with respect to:

price;

site size;

availability and cost of servicing;
neighbourhood and setting;

zoning;

visibility;

highway access;

privacy;

topography;

environmental conditions;

tenure (lease vs. design build vs. own); and
other industrial land market requirements which can be added, including soil conditions, site proportioning (frontage to depth), timing of
servicing, site expandability, etc.

Oxford and its local municipalities need to provide a balanced inventory of shovel-ready and zoned developable vacant industrial lands that is
sufficient to meet market demand in the short to medium term. As previously indicated, Tillsonburg and Ingersoll have a shortage of shovel-ready
employment lands which is limiting development potential. Further, the Serviced Villages outside of Norwich also have no shovel-ready lands
available for development. While Woodstock has a relatively healthy supply of shovel-ready lands in small- to medium-sized parcels, the City
currently has a limited number of larger vacant employment lands parcels (i.e. 5 Ha and greater) available for development. In order for the City to
continue to be competitive and potentially attract larger scale industrial employers, such as large-scale manufacturers and logistics and distribution
centres, the City needs to provide a greater number of larger serviced industrial sites. Further, Woodstock has a limited supply of shovel-ready
Business Park designated employment lands.

If Oxford is to have an adequate supply of employment lands over both the short- and long-term planning periods, then it needs to have a full range
of employment land sites on the market. In order to allow for proper market functioning, the County should ensure that a minimum 5-year supply of
serviced employment lands (by various sizes, zoning and locations) is available at all times throughout the forecast period.

Over the planning period, it is recommended that the County monitor its current employment lands inventory, at minimum every 5 years, to
determine if additional employment lands are required to accommodate forecast demand.
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8. EMPLOYMENT LAND NEEDS ANALYSIS 2013-2033

This section summarizes total employment land needs within Oxford County to the 2033 planning horizon, based on the employment lands supply
summarized in Chapter 7 and forecast demand on employment lands summarized above. More detailed tables illustrating the analysis are provided
in Appendix D.

8.1 Employment Land Needs Forecast Approach

Building on the long-term employment forecast presented in Section 5, anticipated employment land needs requirements have been identified
based on consideration of the following:

The share of employment growth on employment lands by major employment sector (i.e. industrial, commercial and institutional);
Existing and forecast density (i.e. employees per net acre/hectare) of employment on industrial lands;

Historical non-residential building activity and absorption trends on employment lands; and

The amount of long-term vacant industrial lands within each of Oxford County’s local municipalities.

Figure 8-1 illustrates this approach graphically.
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Figure 8-1
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In generating employment land area requirements for Oxford County and its local municipalities, the following tasks have been undertaken:

8.2 Employment on Employment Lands

The forecast demand for employment land is ultimately driven by the forecast growth of employment on employment lands. This is determined
through the following:

Remove Work at Home Employment

As identified in Chapter 5, forecast employment growth has been categorized into four broad categories, including primary, industrial, commercial
and institutional, based on 2006 Census data. These categories have been aggregated from specific employment sub-classifications based on the
North American Industrial Classification (NAIC) system. As a first step, all estimated “Work at Home” has been excluded from the industrial land
needs analysis, as these employees do not require land in the County’s designated employment lands.

Determine the Amount of Employment by Sector to be Accommodated on Employment Lands

Based on a review of recent development trends in the County and a review of permissible uses on designated employment lands, the forecast
allocation of employment growth on employment lands by sector for each local municipality within Oxford County is presented in Figure 8-2. As
shown, 100% of industrial employment growth in Woodstock, Ingersoll and Tillsonburg is expected to be accommodated on employment lands.
Within the County’s five Townships, 80% of industrial employment growth is anticipated to be accommodated on employment lands within the
Serviced Villages.

The current definition of employment lands has broadened to include a number of commercial uses (and to a lesser extent institutional uses) in
addition to traditional industrial development. For example, a number of commercial and institutional uses (as defined by Statistics Canada) are
permitted on lands designated employment lands. As such, 25% and 15%" of forecast commercial and institutional employment growth in
Woodstock, respectively, has been allocated to employment lands within the City. For Ingersoll and Tillsonburg, the share of forecast employment
growth in the commercial and institutional sectors on employment lands is anticipated to be 20% and 10%, respectively. Within the County’s five
Townships, 10% and 0% of commercial and institutional employment growth, respectively, is anticipated to be accommodated on employment
lands.

! Based on a review of existing conditions in Oxford County and other municipalities across southern Ontario.
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Figure 8-2
Oxford County
Proportion of 2013-2033 Employment Growth on Employment Lands
by Industrial, Commercial and Institutional (ICI) Sectors

Municipality Industrial Commercial Institutional
Woodstock 100% 25% 10%
Ingersoll 100% 20% 10%
Tillsonburg 100% 20% 10%
Blandford Blenheim 80% 10% 0%
East Zorra Tavistock 80% 10% 0%
Norwich 80% 10% 0%
Southwest Oxford 80% 10% 0%
Zorra 80% 10% 0%

Source: Watson & Associates Economists Ltd.

Figure 8-3 summarizes forecast employment on employment lands over the forecast period, based on the assumed allocation of growth on
employment lands assigned by industrial, commercial and institutional (ICl) sectors, as set out in Figure 8-2. As illustrated, over the 2013-2033
period, Oxford County’s employment lands are anticipated to accommodate 5,490 jobs, representing 53% of the County’s total employment growth.

Figure 8-3
Oxford County
Employment Growth on Employment Lands, 2013-2033

Total Employment Employment Growth on

Percent on Employment

Municipality Growth, 2013-2033 Sl EHE LS, Lands
2013-2033

Woodstock 6,315 3,585 57%
Ingersoll 1,455 970 67%
Tillsonburg 1,325 675 51%
Blandford Blenheim 255 60 24%
East Zorra Tavistock 265 45 17%
Norwich 380 95 25%
Southwest Oxford 135 20 15%
Zorra 190 45 24%
Oxford County Total 10,320 5,490 53%

Source: Watson & Associates Economists Ltd.
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Determine Accommodation of Employment Growth through Intensification

It is recognized that a small portion of forecast employment on employment lands growth will be accommodated through intensification. It is
anticipated that this intensification will be accommodated through the up-take of current vacant industrial GFA and expansions of existing
businesses. However, these employment gains will be potentially offset by the continued contraction of the employment base in established
Employment Areas due to evolving structural changes in the macro economy and corresponding affects on the industrial sector. As such, no net
employment growth is assumed through intensification.

Forecast Employment Density on Employment Lands

As previously discussed in Chapter 6, based on survey data, the average employment density on employment lands in Woodstock, Ingersoll and
Tlllsonburg ranges between 12 and 16 jobs per net Ha (5 and 7 jobs per net acre). It is anticipated that within these local municipalities, potential
demand exists across a range of industrial sectors such as warehousing, logistics, transportation and manufacturing. It is anticipated that forecast
employment density on employment lands within these three municipalities will be comparable to existing conditions in Woodstock. Hence, the
forecast employment density on employment lands in Woodstock, Ingersoll and Tillsonburg is expected to average 12 jobs per net Ha (5 jobs per
net acre), as summarized in Figure 8-4. Employment on employment lands in the County’s five Townships is also forecast to be comparable to
existing employment densities which, as discussed in Section 6, averages 7 jobs per net Ha (3 jobs per net acre).

The forecast density identified herein has been used in generating future land demand on employment lands over the forecast period. It should be
noted that the recommended average density on employment lands has been informed by recent and anticipated market trends and it is
foreseeable that future density levels achieved on employment lands could differ depending on local policy planning objectives. Accordingly, it is
recommended that the County continue to monitor future density trends on employment lands in conjunction with the County’s 5-year Official Plan
reviews.
Figure 8-4
Oxford County
Employment Density on Employment Lands

Employment Density

Municipality Jobs per Jobs per

net Ha net Acre
Woodstock 12 5
Ingersoll 12 5
Tillsonburg 12 5
Blandford Blenheim 7 3
East Zorra Tavistock 7 3
Norwich 7 3
Southwest Oxford 7 3
Zorra 7 3

Source: Watson & Associates Economists Ltd.
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8.3 Employment Land Demand

Figure 8-5 summarizes forecast demand for industrial land from 2013-2033, in accordance with the assumptions made above. As illustrated,
Oxford County is forecast to absorb 473 net Ha (1,169 net acres) of employment land over the 2013-2033 period, representing an annual average
demand of 24 net Ha per year (58 net acres/year). Over the forecast period, employment land demand is forecast to be strongest in Woodstock
(299 net Ha or 738 net acres) followed by 81 net Ha (200 net acres) in Ingersoll and 56 net Ha (139 net acres) in Tillsonburg. Modest employment
demand is forecast for the Serviced Villages over the 20-year forecast period.

Figure 8-5
Oxford County
Forecast Employment Land Demand, 2013-2033

Total Employment Annual
Sl € Employment Density Land Demand, Employment Land
Municipality S G 2013-2033 Demand, 2013-
Employment
Lands, 2013-2033 YoPSper Jobsper Acres Ha Acres
net Ha net Acre
Woodstock 3,585 12 5 299 738 15 37
Ingersoll 970 12 5 81 200 4 10
Tillsonburg 675 12 5 56 139 3 7
Blandford Blenheim 60 7 3 8 21 <1 1
East Zorra Tavistock 45 7 3 6 15 <1 1
Norwich 95 7 3 14 34 1 2
Southwest Oxford 20 7 3 3 7 <1 <1
Zorra 45 7 3 6 16 <1 1
Oxford County Total 5,490 473 1,169 24 58

Source: Watson & Associates Economists Ltd.

8.4 Employment Land Needs

Figure 8-6 summarizes forecast employment land need for Oxford County over the 2013-2033 period, in accordance with the existing supply of net
vacant employment lands versus long-term demand. As shown, if viewed as a whole, Oxford County would appear to have a sufficient supply of
employment lands to meet long-term needs to 2033. As of 2033, a County-wide net surplus of 8 net Ha (19 net acres) has been identified.

However, notwithstanding this surplus at the County level, the analysis indicates that some of Area Municipalities within the County are forecast to
have an employment lands shortfall.
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Figure 8-6
Oxford County
Total Employment Land Need (Demand vs. Supply), 2013-2033

Net Ha Net Acres

Net Employment Land Demand 473 1,169
Net Employment Land Supply? 481 1,188
Net Employment Land Surplus/ 8 19
(Shortfall)

Source: Watson & Associates Economists Ltd.

1. Reflects land vacancy adjustment

Figure 8-7 summarizes forecast employment land need for Oxford County by local municipality over the 2013-2033 planning horizon. This analysis
identifies that all of the County’s local municipalities, with the exception of Woodstock, Ingersoll and Zorra, are anticipated to have net surpluses of
vacant employment land to 2033.

Woodstock is anticipated to have a net deficit of approximately 27 net Ha (67 net acres) of employment land by 2033. This represents a gross area
of 36 Ha (89 acres), reflecting site-specific takeouts, such as non-developable lands, stormwater ponds and internal roads. Further, Ingersoll is
expected to have a net deficit of approximately 49 net Ha (121 net acres) of employment land by 2033. This represents a gross area of 65 Ha (161
acres), reflecting site-specific takeouts, such as non-developable lands, stormwater ponds and internal roads.

Zorra is anticipated to have a net deficit of approximately 1 net Ha (2 net acres) of employment land by 2033. This analysis does not reflect the
proposed industrial area in the Village of Embro secondary plan, which comprises approximately 24 gross Ha. With these lands designated, Zorra
would have sufficient vacant employment land to meet forecast demand over the forecast period.
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Figure 8-7
Oxford County
Total Employment Land Need (Demand vs. Supply) by Local Municipality, 2013-2033

Total Total Net Employment
oty Employment Employmentl N GrosszLand
Land Demand  Land Supply” Surplus/(Deficit)  Need” (Ha)
(Net Ha) (Net Ha)
Woodstock 299 271 (27) 36
Ingersoll 81 32 (49) 65
Tillsonburg 56 81 25
Blandford Blenheim 8 16 8
East Zorra Tavistock 6 17 11
Norwich 14 36 23
Southwest Oxford 3 20 18
Zorra 6 6 (1)

Source: Watson & Associates Economists Ltd.
1. Reflects land vacancy adjustment

2. Based on 75% net to gross ratio

Notwithstanding the County-wide employment land surplus identified, there is a significant forecast employment lands shortfall in Woodstock and
Ingersoll over the planning period (i.e. 2013-2033). It is not reasonable to treat all of the County Area Municipalities as one homogenous regional
market area. Each of the Area Municipalities operates as a different industrial market given its location, access, proximity to labour, proximity to
urban amenities, price of land, permitted uses, proximity to surrounding employment markets and related employment clusters, character of the
Employment Area and surrounding non-industrial uses.

As such, Woodstock and Ingersoll will need to designate a minimum of approximately 36 gross Ha (89 gross acres) and 65 gross Ha (161 gross
acres), respectively, of employment land to meet long-term need to 2033. The gross land area identified does not include undevelopable lands due
to physical constraints and/or environmental features. The County and the Towns should explore location options to accommodate these additional
employment lands through a subsequent study. It should be noted that substantial lead time (3-5 years) is often required to negotiate boundary
adjustment and complete the required secondary planning studies to incorporate and designate employment lands. As such, flexibility is required in
the land budgeting analysis to update the vacant employment land supply inventory at the timing of approval for the boundary adjustment.

Based on the employment land needs analysis contained herein, there is sufficient vacant employment land within the County’s local municipalities
to accommodate forecast employment land demand, with the exception of Woodstock and Ingersoll. The attributes and suitability of the County’'s
vacant employment land supply to accommodate this forecast employment land demand are explored in Section 9.
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9. ASSESSMENT OF OXFORD COUNTY EMPLOYMENT AREAS

A major factor in the future competitiveness of Oxford County’s economic base is dependent, in part, on the attributes of its employment lands. This
Chapter provides a comprehensive assessment of the County’s main Employment Areas and their ability to accommodate forecast employment
land demand.

9.1 General Characteristics of Employment Areas

Employment Areas require good access to regional transportation networks, on-site infrastructure including roadways and utilities, a critical mass
and available zoned, shovel-ready land. Employment Areas are typically located on flat to slightly rolling topography in areas with minimal
environmental issues. Roadways within Employment Areas tend to be laid out in a grid system to optimize circulation and parcel configuration.
Parcels are typically square or rectangular in shape to optimize site design. Many of these attributes help to optimize the end-users’ speed to
market, while minimizing development costs and project risk. The specific attributes that are required for an Employment Area to be successful are
largely based on the intended function and designations.

Employment Areas which accommodate largely industrial uses such as advanced manufacturing, logistics, distribution and transportation sectors,
typically offer the following physical requirements:

¢ Access — Proximity to controlled access highways (i.e. Highway 401/403) is critical for the success of general industrial parks that have a
significant degree of manufacturing, warehousing, distribution and logistics. These parks do not necessarily have to be adjacent to a
controlled access highway but must be in proximity and easily accessible via major arterials that pass through limited residential or mixed-
use commercial area(s);

e Critical Mass — Size is vital to ensure a wide selection/flexibility of land options and parks must include a sufficient supply of large parcels.
As a minimum, 80 Ha (200 acres) is a suitable size for a park, in order to reach the critical mass needed to provide reasonable presence,
choice and economies of scale;

e Location — Location must provide efficient and effective vehicular access and circulation, particularly for heavy truck traffic, with a minimum
of two access points to enter/exit the industrial park;

e Land Use Compatibility — Buffering is important for general industrial parks in order to minimize noise and air pollution to neighbouring
residential and other non-residential areas;

o Market Choice — Parcel size and configuration needs to be conducive for a wide range of land uses, especially for land extensive uses such
as wholesale trade and transportation; and

e Competitive Development/Operating Costs — Land prices must be competitive, given the relatively land-extensive nature associated with
many uses in general industrial parks.
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Employment Areas which are more oriented for business park designation have moderately different requirements, including:

e Access and exposure/visibility to controlled access highways is critical for business parks, particularly for a corporate offices;

e Size is less important than it is for more general industrial parks but the business park must be generally large enough to foster a sense of
place within a well-defined precinct and to allow for on-site amenities;

¢ More moderate buffering is sufficient for business parks which are more concerned about vandalism, theft, etc.; and
Business parks must present a more prestigious image, created through high quality building design, streetscapes and attractive
landscaping.

9.2 Oxford County Employment Areas Overview

Oxford County has a number of existing and planned Employment Areas located throughout the County. This includes employment lands within
existing and planned industrial/business parks within the Urban Centres and concentration of employment land in some of the County’s Serviced
Villages, as summarized below:

Woodstock — Bysham, Commerce Way, Patullo Ridge Business Park, Woodstock Business Park, North East Business Park;
Ingersoll — Samnah Business Park and West Ingersoll Industrial Area;

Tillsonburg — Forest Hill Industrial Park, Van Norman Industrial Park (Clearview Drive) and Highway 3 Business Park; and
Serviced Villages — Drumbo, Tavistock, Norwich Village, Mount Elgin and Thamesford.

As part of this study, Oxford County’s Employment Areas were reviewed through a SWOC (strengths, weaknesses, opportunities, challenges)
analysis as summarized in Figures 9-1 through 9-4, based in part on the required attributes of Employment Areas discussed in section 9.1.
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Employment Area
Bysham

Figure 9-1

Woodstock Employment Areas SWOC

Strengths/Opportunities
Vacant employment land available for
development
Opportunities for small- and medium-
sized businesses at competitive land
prices

Weaknesses/Challenges
General industrial character may detract
marketability to more prestige uses
Access/circulation limitations for heavy
truck traffic
Size of Employment Area

64.

Commerce Way

Excellent access/exposure to
Highway 401

Prestige setting

Park has experienced strong
development activity (i.e. Sysco)
Highly attractive for distribution/
logistics and multi-tenant industrial
condos

Highly marketed park with shovel-
ready developable land available

Relatively high land prices may limit
market appeal for some land-expansive
businesses

General industrial zoning may limit
prestige nature of park

Patullo Ridge Business
Park

Well-established and defined
Employment Area

Excellent access/visibility to Highway
401

Shovel-ready lands with both prestige
and general industrial zoning suited
for small- to medium-sized land uses

Limited land supply opportunities

Woodstock Business Park

Large contiguous, established
industrial area with major industrial
employers (i.e. GM, Toyota Boshoku)
Proximity to Highways 401/403

Rail access

Some vacant employment land
opportunities

Park lacks definition

General industrial character may detract
marketability

Some vacant land parcels currently lack
road access

North East Business Park

Large contiguous vacant employment
land block offering range of potential
site sizes

Proximity to Toyota plant

Located further away from Highways
401/403 than other Employment Areas in
Woodstock

Accessl/visibility to major roadways
limited

Lands are not shovel ready

Watson & Associates Economists Ltd.
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Employment Area
Samnah Business Park

Strengths/Opportunities
Excellent access/exposure to
Highway 401
Moderately prestigious setting
Shovel-ready lands which are well
suited for smaller prestige uses

Figure 9-2
Ingersoll Employment Areas SWOC

Weaknesses/Challenges
Small size limits its development
potential

65.

West Ingersoll Industrial
Area

Access/proximity to Highway 401
Large contiguous Employment Area
Strong industrial base anchored by
CAMI plant

Limited shovel-ready lands

South Ingersoll Secondary
Plan Area

Contiguous land area with potential to
accommodate a broad range of
employment uses. Highly marketable
for logistics/distribution, transportation
Proximity/exposure to Highway 401

Not available for development in the
short term; timing of development
unknown

Residential land uses on the north side of

Clarke Road will require buffering from
non-compatible uses

Watson & Associates Economists Ltd.
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Employment Area
Forest Hill Industrial Park

Figure 9-3

Tillsonburg Employment Areas SWOC

Strengths/Opportunities
Large, well-established industrial park
Good access to Highway 3
General industrial character offers
potential for broad range of uses
Rail access
Competitive land prices

Weaknesses/Challenges
Distance to Highway 401- accessing 401
requires travel through Town
Limited supply of shovel-ready lands
Vacant employment lands would require
servicing and road connections to make
development ready
Configuration of southern portion of park
may have physical constraints due to
encroaching environmental lands
Some vacant lands within the south part
of park may have servicing challenges

66.

Van Norman Industrial
Park (Clearview Drive)

Established industrial area anchored
by recent development of Siemens
Vacant manufacturing sites offer
redevelopment opportunities

Good access to Highway 3

Rail access

Competitive land prices

Distance to Highway 401- accessing 401
requires travel through Town
Limited supply of shovel-ready lands

Highway 3 Business Park

Large contiguous area with potential
to create park of critical mass next to
Van Norman Industrial Park

Good access/exposure to Highway 3
Competitive land prices

Well buffered from non-industrial uses
Potential for manufacturing

Distance to Highway 401

Watson & Associates Economists Ltd.
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Employment Area
Blandford Blenheim
(Drumbo)

67.

Figure 9-4

Serviced Villages Employment Areas SWOC

Strengths/Opportunities
Proximity to Highway 401
Proximity to Kitchener-Waterloo

Weaknesses/Challenges
» Lack of existing industrial base
* No shovel-ready employment lands
» Potential servicing constraints for larger
sewage users

East Zorra Tavistock
(Tavistock)

Existing industrial base focused in
food processing

Proximity to Stratford/Kitchener-
Waterloo

» Limited supply of vacant employment
lands with no shovel-ready lands

Norwich (Norwich Village)

Existing industrial base with recent
development activity

Well suited for small to medium-sized
businesses related to agribusiness,
construction

Some shovel-ready lands available for
development

» Distance to Highway 401

Southwest Oxford (Mount
Elgin)

Relatively large supply of vacant
employment lands

Potential for agribusiness-related
development

» Lack of shovel-ready lands

» Distance to Highway 401

» Potential conflicts with neighbouring
residential uses

Zorra (Thamesford)

Proximity to London

Potential to build synergies with Cold
Springs Farm (Maple Leaf Foods)
plant

» Limited industrial base
» Limited vacant employment lands and no
shovel-ready lands

Watson & Associates Economists Ltd.
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9.3 Employment Sector Requirements

At both the regional and local levels, location requirements of industry can vary considerably depending on the nature of the employment
sector/use. Employment sectors typically situated in Employment Areas have varying site-specific requirements. To be successful in attracting the
employment sectors with strong growth potential, as identified in section 9.2, the County’s Employment Areas need to have the corresponding
attributes and features, as summarized in Figure 9-5.

Figure 9-5
Employment Sector Requirements

Employment Sector Requirements

Advanced Manufacturing Access to 400 series/controlled access highways
Access to skilled and unskilled labour

Proximity to markets and related industries

Proximity to U.S.

Competitive land prices

Parcel size: 1-4+ Ha

Buffers from surrounding non-industrial uses

General or prestige setting

Access to 400 series/controlled access highways
Access/traffic circulation for heavy truck traffic
Proximity to markets, U.S. border

Competitive land prices

Parcel size: 1-5 Ha

Flexibility in zoning, parcel configuration

Compatible surrounding land uses/buffers from surrounding non-
industrial uses

Ceiling height (typically 30 to 50+ ft.)

Access to major highways and ralil

Proximity to markets and related industry clusters
Access to raw materials

Competitive land prices

Parcel size: 1-4+ Ha

High physical separation/extensive buffering from non-compatible uses
Sites that have limited urban design requirements
Provision for lay down yards, open storage

Access to skilled and semi-skilled labour force
Competitive land prices

Proximity to customer base

Market choice in the range of size of development sites

Distribution and Logistics

Agribusiness

Construction
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9.4 Assessment of Significant Employment Areas Investment Readiness

Oxford County has a number of significant existing and planned Employment Areas located within Woodstock, Ingersoll and Tillsonburg which are
anticipated to accommodate the majority of employment land demand over the short, medium and long term. These include:

Existing Employment Areas

¢ Woodstock — Bysham, Commerce Way, Patullo Ridge Business Park and Woodstock Business Park;
¢ Ingersoll - West Ingersoll Industrial Area and Samnah Business Park; and
e Tillsonburg - Forest Hill Industrial Park and Van Norman Industrial Park.

Planned Employment Areas

e Woodstock — North East Business Park;
¢ Ingersoll — South Ingersoll Secondary Plan Area; and
¢ Tillsonburg — Highway 3 Business Park.

These identified industrial/business parks are assessed herein in terms of their investment readiness and competitiveness.

9.4.1 Physical and Economic Attributes of Existing Significant Employment Areas

A major factor in the short- and medium-term competitiveness of Oxford County’s economic base is determined by the attributes of its existing
significant Employment Areas. This includes their physical and economic characteristics, including the price, supply and quality of vacant
Employment Areas to accommodate development, their locational attributes in terms of access to key transportation infrastructure, and their current
occupant mix. Figure 9-6 summarizes these observations in regard to the County’s existing Employment Areas. Key observations include:

e The County’s existing Employment Areas range in size from 17 Ha (42 acres) to 190 Ha (469 acres). The County’s largest Employment
Areas include West Ingersoll Industrial Area, Woodstock Business Park and Forest Hill Industrial Park;

o West Ingersoll Industrial Area, Van Norman Industrial Area and Patullo Ridge Business Park are approaching buildout;
Woodstock Business Park has the largest supply of vacant employment lands of the Employment Areas surveyed with 42 net Ha (104 net
acres) followed by Commerce Way with 41 net Ha (101 net acres). This is followed by, Forest Hill Industrial Park with 31 net Ha (77 net
acres), West Ingersoll Industrial Area with 21 net Ha (52 net acres), Bysham with 15 net Ha (37 net acres), Patullo Ridge Business Park with
7 net Ha (17 net acres), Van Norman Industrial Park with 5 net Ha (12 net acres), and Samnah Business Park with 2 net Ha (5 net acres);

o With the exception of Forest Hill Industrial Park, most of the vacant land supply is shovel ready;
Employment Areas in Woodstock offer the broadest range of shovel-ready lands, both in terms of total parcels and range of sizes;

o Employment areas within Woodstock and Ingersoll are in proximity to Highway 401. In contrast, Employment Areas in Tillsonburg are not in
proximity (i.e. 30 km away);

e Vacant employment land prices tend to be highest along the Highway 401 corridor in Woodstock (upwards of $100,000 per acre) and lowest
in Tillsonburg ($45,000);

o Only the Woodstock Business Park, Van Norman Industrial Park and Forest Hill Industrial Park offer rail access; and
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¢ The Employment Areas accommodate a range of sectors including manufacturing, wholesale trade, distribution, logistics, construction and
business services.

Figure 9-6
Shovel Market  Proximity .
: Vacant : Price of
Employment Area Location Total Size Land (net % Vacant Ready Choice - to 4_00 Acces_s to Serviced Land  Occupant Mix
(net ha) ha) Land (Net Parcel Series Rail (G per acre)
Ha) Size Highways
Bysham Woodstock 35 15 44% 15 1-10ha | 4km NO $65,000 manufacturing,
wholesale trade
Distribution/
Commerce Way Woodstock 99 41 42% 41 2-17ha <1km NO $70,000 - 100,000 |logistics and multi
tenant industrial
Manufacturing,
Patullo Ridge Business Park | Woodstock 57 7 12% 5 1-2ha | <1km NO  |$55,000- 90,000 |Vholesale trade,
transportation,
construction
Manufacturing,
Woodstock Business Park W oodstock 177 42 24% 36 1-14 ha <1km YES - wholesale trade,
transportation
West Ingersoll Industrial Area|  Ingersoll 190 21 11% 21 1-7ha | <1km NO $75,000 Manufacturing,
wholesale trade
Manufacturing,
Samnah Business Park Ingersoll 17 2 13% 2 05-1ha | <1km NO - Business
Services
Manufacturing,
Forest Hill Industrial Park Tillsonburg 126 31 25% 2 05-1ha | 30km YES 45000  |Nholesale trade,
transportation,
construction
Van Norman Industrial Park Tillsonburg 68 5 8% 5 1-4ha 30 km YES $45,000 Manufacturing

Source: Watson & Associates Economists Ltd.

Watson & Associates Economists Ltd.
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9.4.2 Competitiveness and Investment Readiness of Significant Existing and Planned Employment Areas

Building on the analysis completed in section 9.3 and the analysis above, the identified existing and planned Employment Areas within the Urban
Centres are assessed herein to better understand their potential to accommodate future employment land demand and growth within the sectors
identified in section 9.4.

Figure 9-7 represents an assessment of the readiness and competitiveness of the County’s key existing and planned Employment Areas.
Consideration has been given to the following:

¢ Physical/Economic Characteristics, which include character of existing industrial base, continuity and delineation of Employment Area and
price of employment land;

e Access/circulation, which includes an assessment of the accessibility of each site via road infrastructure and the visibility of the area to major
transportation routes;

o Development opportunities, including vacant land supply, available lots on the market, parcel configuration and mix, servicing and site
expandability; and

e Target sector attractiveness, including the target sector which the Employment Area is best suited to accommodate and the strength of that
area with regard to those target sectors.

Quialitative observations are provided and categorized as follows:

v notes a positive rating of the Employment Area with regard to the factor being examined,;

notes a neutral (i.e. neither positive, nor negative) rating of the Employment Area with regard to the specific factor; and
¥ notes a negative rating for the Employment Area with regard to the factor being examined.
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Figure 9-7
Competitiveness and Investment Readiness Analysis

Physical/Economic

Characteristics Access/Circulation

Employment Area

Development Opportunities Target Sector Attractiveness

v Competitive land prices
v Proximity to off-site services/ % Access/circulation v v Attractive for small- or
amenities limitations for heavy truck Reasotnc’;ble Slupplél O|f q medium-sized businesses,
i vacant shovel-ready lan ; ; ;
Bysh?jmt K X General industrial character v raffic available with mark)ét including man_ufacturlng
(Woodstock) which may detract potential for In reasonable proximity to choice in terms of parcel and construction
more prestige uses Highways 401/403 size Not as we_II suit_ed_for_
¥ Relatively small industrial area warehousing/distribution or
offset from major roadways logistics/transportation
v Well defined industrial park built
to urban design standards v
v Presti i Relatively large vacant .
Commerce Way v restige setting v" Excellent access/visibility land supply Well suited for
(Woodstock) Highly_mgrketable — park has to Highway 401 v Broad range of vacant transEorta_Uon,l iati
seen significant development , , , ; - warehousing, logistics,
- Good internal circulation parcel sizes available for .
activity devel . multi-tenant industrial
. . . evelopmen condos
X Land prices the highest in
County
v Well-established and defined Wwell suited for
Patullo Ridge Employment Area v Excellent access/visibility %X Limited supply of vacant construction g
Business Park X Physically removed from to Highway 401 parcels with only small N I suited f
(Woodstock) Woodstock’s core industrial v Good internal circulation parcels available ot wel suited for -
areas transportation, warehousing
and logistics or large-scale
users
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Employment Area

Physical/Economic

Access/Circulation

Development Opportunities

73.

Target Sector Attractiveness

v

Characteristics

Large contiguous existing
industrial area anchored by
major industrial businesses

v Reasonable supply of

shovel-ready lands with

v Well suited for a broad

Woodstock v Strong existing industrial base v %Jlod access to Highway broad range of vacant range of small- to medium-
Business Park v Proximity to off-site services/ v parcel sizes available for and large-sized businesses,
(Woodstock) amenities Good internal circulation development particularly in
X Park lacks definition v" Rail access ¥ Some parcels currently manufacturing
. . lack road access
X General industrial character
may detract marketability to
certain uses
Reasonable access/
v Large contiguous block of land proximity to Highway 401 | ./ Large supply of vacant v" Well suited for a broad
Nort_h East v o but further away than other emplovment lands range of uses including
Business Park Proximity to Toyota assembly Employment Areas in % ploy wholesale trade,
(Woodstock) plant Woodstock Lands are not shovel warehousing, transportation
X No existing industrial base X Accesshvisibility to major ready and manufacturing
arterials is limited
v Moderately prestige setting v
unique to County Well suited for business
- . " services and professional
) v Proximity to off-site amenities/ services and gmaller scale
Samnah Business services v Excellent access/visibility | ¥ Limited supply of vacant advanced manufacturin
Park (Ingersoll) % to Highway 401 employment land . 9
Employment Area lacks suited for a more prestige
definition and critical mass due setting
to small size
v Large contiguous, well- v Well suited for
established Employment Area v Access/proximity to manufacturing, wholesale
West Ingersoll anchored by major industrial Highwa;)401 Y X Limited supply of vacant trade
I?dustrlallI Area complex (GM CAMI) v Excellent internal employment land Proximity to GM CAMI can
(Ingersoll) v Proximity to off-site amenities/ circulation be considered an

services

advantage or disadvantage,
depending on the business

Watson & Associates Economists Ltd.
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Employment Area

Physical/Economic

Access/Circulation

Development Opportunities
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Target Sector Attractiveness

South Ingersoll
Secondary Plan
Area (Ingersoll)

Characteristics

Large contiguous land parcel

No existing industrial base on
site or in proximity to the lands

v Excellent access/visibility
to Highway 401

v Good access to site via
Clarke Road

v Large supply of vacant
employment lands

X Lands are not shovel
ready

v Highly marketable for
manufacturing, logistics,
distribution

Forest Hill
Industrial Park
(Tillsonburg)

Large contiguous, well-
established Employment Area
anchored by a number of large
employers

Competitive land prices

Good access to Highway 3

Rail access

Distance to Highway 401
Accessing Highway 401
via Highway 19 requires
driving through downtown
core

LR NN

v Moderate supply of vacant
employment lands
available for development
in south part of
Employment Area

X Limited supply of shovel-
ready lands

X Some vacant lands within
the south part of park may
have servicing challenges

Well buffered but
environmental lands may
impede configuration
potential in the southern
part

v Well suited for
manufacturing and
construction sectors

X Not well suited for
logistics/distribution or
transportation

Van Norman
Industrial Park
(Tillsonburg)

Established industrial area
anchored by Siemens

Competitive land prices

Good access to Highway 3

Rail access
Distance to Highway 401

LEANAN

v Two large-scale closed
manufacturing plants offer
redevelopment potential

X Limited supply of vacant
employment land

v Well suited for
manufacturing and
construction sectors

X Not well suited for logistics/
distribution or transportation

Highway 3
Business Park
(Tillsonburg)

Very large contiguous land area
with potential to create
industrial park of critical mass

Located next to Van Norman
Industrial Park

Competitive land prices

v Good access/exposure to
Highway 3
X Distance to Highway 401

v Large supply of vacant
employment lands

X Lands are not shovel
ready

v Well suited for
manufacturing and
construction sectors

X Not well suited for logistics/
distribution or transportation

Watson & Associates Economists Ltd.
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Based on the collective summary of the qualitative assessments, the competitiveness of the Employment Areas is as follows:

o The Employment Areas in Woodstock are highly competitive and offer great potential to attract development due to the relatively large
supply of shovel-ready vacant employment land, corresponding market choice, proximity and access to Highway 401/403, and appeal to a
broad range of sectors. Parks offering the highest potential to accommodate forecast employment lands development include Commerce
Way, Woodstock Business Park, North East Business Park and Bysham. Though Patullo Ridge Business Park rates highly, the limited
supply of remaining land supply limits its further development potential;

¢ Ingersoll's existing Employment Areas are highly competitive but limited vacant employment land opportunities inhibit development potential.
The Ingersoll Secondary Plan Area employment lands are highly marketable but currently not development ready; and

e Tillsonburg's two existing Employment Areas are competitive but are less attractive for uses that require proximity to Highways 401/403.
Further, the lack of shovel-ready land limits development potential. The servicing of the Forest Hill Industrial Park lands to the south of
Highway 3 and the development of the Highway 3 Business Park would greatly improve the supply and market choice of employment lands
in the community.

9.5 Future Development Options for Employment Areas.

The above analysis suggests that the County’s Employment Areas are generally competitive and marketable, but findings herein indicate that the
supply of shovel-ready lands is limited. Accordingly, there is a need to provide a balanced inventory of shovel-ready and developable vacant
industrial lands that is sufficient to meet market demand in the short, medium and longer term. This requires that sufficient employment lands are
designated which have the necessary water and wastewater servicing and road infrastructure in place to accommodate a broad range of users,
from small scale to large scale.

The lack of shovel-ready lands is most evident in Ingersoll and Tillsonburg, where the limited supply of serviced developable land may be impeding
growth potential. To address this, the County and the municipalities of Ingersoll and Tillsonburg should explore short-term opportunities to expand
the shovel-ready vacant land inventory, based on the following:

e Developing the South Ingersoll Secondary Plan Area in Ingersoll for appropriate industrial/employment uses; and
e Developing the Highway 3 Business Park in Tillsonburg.

Over the medium term, the shovel-ready land supply in Woodstock will need to be expanded. To address this, the County and the City of
Woodstock should explore opportunities to expand the shovel-ready vacant land inventory over the medium term, based on the following:

o Develop the North East Business Park; and
e Explore opportunities to service employment lands to the northwest of the Toyota Assembly plant to offer broader development opportunities
for large-scale uses such as distribution/logistics.

Over the longer term, the County and the City of Woodstock should explore opportunities to extend servicing east from the Patullo Ridge Business
Park to service designated employment lands to the east.
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9.6 Employment Land Policy Recommendations

The purpose of this section is to provide Official Plan (OP) employment land policy recommendations which will assist in the implementation and
monitoring of this study. OP policies need to be strengthened to establish a strategic vision and direction for employment lands. The
recommendations provided, as outlined in Figure 9-8, are informed from the substantial planning, economic and demographic analyses completed
throughout this study. These recommendations are provided within the provincial framework of the 2005 PPS.
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Table 9-8
Oxford County
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Employment Lands Policy Recommendations

No. Issue

1 Maintain Long-Term
Sustainable and Diverse
Economic Growth on
Employment Lands

Opportunity/Challenge

Economic Development and Growth

¢ Oxford County has an established diverse industrial
base

e Oxford County is expected to experience moderate
employment growth over the next three decades

e Oxford County’s Employment Areas are competitive in
relation to the surrounding market area

e Structural changes occurring in the macro economy
pose potential challenges and opportunities for future
growth on employment lands in Oxford County

Policy Approach

Recognize the importance of employment lands to the
economic potential of the County

Continue to permit an appropriate mix of employment uses
to meet the County’s long-term needs.

Focus employment lands development in the County’s
industrial and “export-based” target employment sectors
Support opportunities for a diversified local economy based
on the following recommendations:

0 Ensure the County’s Employment Areas adequately
cater to the needs of identified existing and emerging
industry clusters (e.g. location, access, parcel size,
market character, infrastructure, green space,
surrounding land uses, market character, amenities,
etc.)

o Ensure that sufficient business park designated
employment lands are provided to accommodate
development potential in prestige industrial and
business services

o Continue to capitalize on Oxford County’s established
automotive assembly/parts cluster

2 Attract and Stimulate
Development in
Employment Areas

e Oxford's recent employment lands absorption has
been relatively weak in Ingersoll and Tillsonburg and
the Serviced Villages due largely to a lack of shovel-
ready employment land

¢ Tillsonburg has a number of large vacant industrial
buildings

¢ Vacant employment lands along the Highway 401
corridor are highly competitive

Ensure that the County remains competitive in attracting
and retaining businesses through fiscal measures (e.g.
competitive industrial tax rates, development charges) and
offering a wide range of market choice on employment
lands

Explore the use of municipal incentives and tools to
promote absorption of vacant industrial buildings located
within the County’s more mature Employment Areas
Promote the County’s competitive position on employment
lands by preparing a market profile (in both hard copy and
web-based format)

Watson & Associates Economists Ltd.
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Issue

Long-term Employment

Opportunity/Challenge

e The County’s local municipalities, with the exception of

Policy Approach

Long-Term Employment Land Suppl

e Oxford County should continue to protect all of its

Market Choice on
Employment Lands

Conversion of Employment
Lands to Non-Employment
Uses

employment land

e Woodstock’s existing supply of larger vacant
employment parcels is somewhat limited

e Woodstock has a limited amount of vacant prestige
employment land (i.e. lands designated Business
Park)

¢ In very specific cases, through a municipal
comprehensive review, the conversion of employment
lands to non-employment uses may be justified from a
land use planning and economic perspective

Land Supply Woodstock and Ingersoll, have sufficient designated employment lands supply within established Employment
employment lands to accommodate demand over the Areas
2013-2033 period e Encourage intensification of developed and vacant
e Woodstock and Ingersoll have a deficit of designated Employment Areas including the redevelopment of
vacant employment land by 2033 totaling 36 gross Ha brownfield and underutilized sites and up-take of vacant
(89 gross acres) and 65 gross Ha (161 gross acres), buildings
respectively. e County, City of Woodstock and Town of Ingersoll should
immediately begin pursuing the designation of additional
employment lands totalling a minimum of 36 gross Ha (89
gross acres) and 65 gross Ha (161 gross acres),
respectively, to meet forecast land needs to 2033.
4 Increased Need for Broader | e Ingersoll and Tillsonburg have limited shovel-ready ¢ To ensure that the County’s employment lands supply

levels are not constrained, it is recommended that the a
minimum designated and serviced employment land supply
of at least five years be provided at all times

e This employment supply inventory should offer a range of
site selection choices by parcel size, configuration,
designation, zoning and location

ConverS|on of Employment Lands

e The Official Plan policies should clearly establish that a
conversion of employment lands to non-employment uses
can only occur through a Municipal Comprehensive Review
which meets the following conditions:

o there is a demonstrated need for the conversion;

o the lands are not required over the long-term for
the employment purposes for which they are
designated,;

o the conversion will not adversely affect the overall
viability of the employment area;

Watson & Associates Economists Ltd.
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79.

No. Issue Opportunity/Challenge Policy Approach
12 How will the Employment e The implementation of key recommendations from this | e It is important that future growth trends are monitored by
Lands Component of this study is fundamental to the long-term success of the economic development and planning staff on a five-year
Study be Implemented and County basis to allow the County the ability to evaluate its
Monitored? e To properly manage growth in accordance with the performance (related to employment growth) against the
PPS, revised Official Plan policies need to incorporate objectives of this study
the findings of this study as its basis for the long-term ¢ Furthermore, it is recommended that future employment
planning of employment lands in Oxford County land needs are regularly monitored and updated in
conjunction with the County’s five-year OP review
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A-1
APPENDIX A - FORECAST APPROACH AND METHODOLOGY

A.1 Population and Housing Forecast Methodology

The population and household forecast methodology adopted for this study is based on a combined approach, which incorporates both the
traditional “top-down” cohort-survival forecast methodology (i.e. population by age-cohort) and a “bottom-up” household formation methodology.
This combined approach is adopted to ensure that both regional economic/demographic trends and local housing market conditions are adequately
assessed in developing the County’s long-term growth potential. Each of these two population growth methodologies are further described below.

1. Household Formation Methodology - This “bottom-up” approach focuses on the rate of historical housing construction in the municipality
and surrounding area, adjusted to incorporate factors such as servicing constraints and units in the development process. The population is
then forecast by developing assumptions on average household size by unit type, taking into consideration the higher average occupancy of
new units, and the decline in persons per unit over time within existing households. The housing market model approach is recognized in
the Province’s 1995 “Projection Methodology Guidelines,” as the “Simpler Methodology.” The approach to the household formation model
is graphically illustrated in Figure A-1.

2. Cohort-Survival Forecast Methodology - This “top-down” approach uses, as its base, five-year population age groups by sex and ages
each group over time, taking into consideration age-specific death rates and age-specific fertility rates for the female population in the
appropriate years (to generate new births). To this total, an estimated rate of net migration is added (in-migration to the municipality less
out-migration, by age group). The approach to the cohort-survival forecast methodology is graphically illustrated in Figure A-2.

! Projection Methodology Guideline: A Guide to Projecting Population, Housing Need, Employment and Related Land Requirements, 1995.

Watson & Associates Economists Ltd.
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FIGURE A-2

COHORT-SURVIVAL PROJECTION METHODOLOGY
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Figure B-1
Oxford County
Dwelling Units by Density Type, 1996-2011
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1. Low density is comprised of singles and semi-detached, movable and other detached dwellings.
2. Medium density is comprised of townhomes and apartments in a duplex

3. High density is comprised of triplexes and apartments
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Figure B-2
Oxford County and Ontario
Dwelling Units by Density Type, 2011
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1. Low density is comprised of singles and semi-detached, movable and other detached dwellings.
2. Medium density is comprised of townhomes and apartments in a duplex

3. High density is comprised of triplexes and apartments
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Figure B-3a
Oxford County Historical Residential Building Permit Activity
Annual Activity (New Units) 2006-2012
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Source: Statistics Canada 2006-2012, catalogue 64-001-XIB.
Note: Building permits are unadjusted for demolitions.
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Figure B-3b
Oxford County

Historical Residential Building Permit Activity by Local Municipality

Woodstock Summary SFD SEMI ROW APT Total

2006 135 8 31 151 325

2007 176 14 69 11 270

2008 155 8 56 130 349

2009 163 2 0 43 208

2010 192 18 26 46 282

2011 150 10 26 0 186

2012 170 6 81 208 465
Ingersoll Summary SFD SEMI ROW APT Total

2006 42 6 0 0 48

2007 46 2 10 0 58

2008 21 0 20 0 41

2009 35 0 0 0 35

2010 35 4 22 0 61

2011 34 3 0 8 45

2012 43 4 9 0 56
Tillsonburg Summary SFD SEMI ROW APT Total

2006 72 2 0 0 74

2007 97 0 0 0 97

2008 49 2 0 0 51

2009 41 0 2 15 58

2010 59 1 3 0 63

2011 46 1 6 64 117

2012 59 0 3 0 62

Source: Oxford County Planning Department

Note: building permits are unadjusted for demolitions




Figure B-3c
Oxford County
Historical Residential Building Permit Activity by Local Municipality

Blandford-Blenheim Summary SFD SEMI ROW APT Total
2006 46 0 0 0 46
2007 39 0 0 0 39
2008 29 0 0 0 29
2009 18 0 0 0 18
2010 21 0 0 0 21
2011 20 0 0 3 23
2012 32 0 0 0 32
East Zorra-Tavistock Summary SFD SEMI ROW APT Total
2006 17 2 0 0 19
2007 24 2 0 0 26
2008 23 2 0 0 25
2009 14 8 0 0 22
2010 32 4 0 0 36
2011 13 0 0 0 13
2012 19 0 0 0 19
Norwich Summary SFD SEMI ROW APT Total
2006 32 0 0 0 32
2007 41 4 0 0 45
2008 28 2 0 0 30
2009 27 0 0 0 27
2010 41 0 0 0 41
2011 33 0 0 0 34
2012 45 0 0 0 45

Source: Oxford County Planning Department

Note: building permits are unadjusted for demolitions




Figure B-3d
Oxford County
Historical Residential Building Permit Activity by Local Municipality

South-West Oxford Summary SFD SEMI ROW APT Total
2006 26 0 0 0 26
2007 11 0 0 0 11
2008 16 0 0 0 16
2009 19 0 0 0 19
2010 19 0 0 0 19
2011 16 0 0 0 16
2012 28 0 0 0 28

Zorra Summary SFD SEMI ROW APT Total
2006 26 0 0 0 26
2007 30 0 0 0 30
2008 24 0 0 0 24
2009 29 0 0 0 29
2010 22 0 3 0 25
2011 19 0 0 0 19
2012 17 0 0 0 17

Oxford County Summary SFD SEMI ROW APT Total
2006 396 18 31 151 596
2007 464 22 79 11 576
2008 345 14 76 130 565
2009 346 10 2 58 416
2010 421 27 54 46 548
2011 331 14 32 75 452
2012 413 10 93 208 724

Source: Oxford County Planning Department

Note: building permits are unadjusted for demolitions




Figure B-4
Oxford County
Percent Population by Age, 1991-2011
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Figure B-5
Oxford County
Components of Population Growth:
Natural Increase and Net Migration 1991 - 2011
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Source: Watson & Associates Economists Ltd. 2013.
Derived from the Office of the Registrar General; Statistics Canada Demography Division




Figure B-6
Oxford County
Net Migration by Major Age Cohort 1991-2011
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\ _Source: Watson & Associates Economists Ltd. 2013. Derived from Statistics Canada, Demography Division. Figures include estimated net Census undercount
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Figure B-7
Oxford County
Total Employment, 2001-2011
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Source: 2001-2006 Statistics Canada employment.
2011 employment adapted from OMAFRA EMSI 13.1 dataset.
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Figure B-8

Oxford County
Employment Growth by Sector , 2009-2013
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\Source: Adapted from OMAFRA EMSI 13.1 dataset by Watson & Associates Economists Ltd. )
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Figure B-9

Oxford County
Change in the Number of Businesses by Sector , 2007-2012
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Figure B-10
Where Oxford's Employed Labour Force Goes to Work, 2006
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Figure B-11
Where those Working in Oxford Commute From, 2006
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APPENDIX C
SUPPLEMENTARY POPULATION, HOUSING AND EMPLOYMENT
FORECAST ANALYSIS, 2011-2041
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Oxford County, Population Forecast by Age Cohort, 2011 to 2041

Figure C-1

Population (Including Census Undercount)

Cohort 2006 2011 2016 2021 2026 2031 2036 2041
0-4 6,120 5,940 5,640 6,230 6,500 6,440 6,070 5,700
5-9 6,580 6,230 6,250 5,980 6,480 6,740 6,680 6,310

10-14 7,480 6,900 6,690 6,740 6,330 6,820 7,090 7,020

15-19 7,600 7,630 7,410 7,260 7,160 6,740 7,230 7,500

20-24 6,920 6,990 7,690 7,500 7,350 7,250 6,830 7,320

25-29 6,110 6,390 6,900 7,610 7,450 7,310 7,210 6,800

30-34 6,610 5,970 6,330 6,850 7,570 7,420 7,280 7,180

35-39 7,090 6,530 5,930 6,300 6,830 7,550 7,400 7,260

40 - 44 8,810 7,170 6,600 6,000 6,390 6,920 7,630 7,490

45 - 49 8,350 8,960 7,410 6,810 6,250 6,640 7,170 7,880

50 - 54 7,350 8,310 9,090 7,530 6,970 6,420 6,810 7,340

55-59 6,470 7,340 8,420 9,160 7,670 7,120 6,580 6,970

60 - 64 5,090 6,330 7,320 8,350 9,080 7,640 7,120 6,610

65 - 69 4,270 4,880 6,080 7,010 7,990 8,730 7,380 6,900

70-74 3,800 3,980 4,540 5,640 6,520 7,490 8,200 6,980

75-79 3,290 3,360 3,520 4,010 4,980 5,830 6,740 7,430

80 -84 2,640 2,550 2,720 2,900 3,330 4,200 4,970 5,810

85 -89 1,340 1,720 1,760 1,950 2,110 2,490 3,180 3,860
90+ 660 1,050 1,430 1,650 1,860 2,150 2,610 3,400

Total 106,580 108,230 111,730 115,480 118,820 121,900 124,180 125,760

Source: 2006 and 2011 population derived from Statistics Canada Census
Forecast prepared by Watson & Associates Economists Ltd., 2013
Note: Forecast population includes an estimated net Census undercount of approximately 2.4%

Watson & Associates

Economists Ltd.




Figure C-2
Oxford County
Population Composition by Age Cohort, 2011-2041

Percentage of Population

2006 2011

Source: Watson & Associates Economists Ltd., 2013

2016

100% -
90% -
80% -
70% -
60% 1 @65+
5000 E55-64
? m45-54
@35-44
40% -
m25-34
5]
30% - Under 25
20% -
10% -
0% _ T T

2021

2026 2031 2036 2041
Year

Watson & Associates
Economists Ltd.




Figure C-3
Oxford County

3500 - Historical and Forecast Net Migration, 1996-2041
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Source: Historical Net Migration Derived from Statistics Canada, Demography Division
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Figure C-4a
Oxford County
Historical Net Migration Estimates (1991 - 2011)

1996-2001

2001-2006

2006 - 2011

1991-1996

Net Migration Estimates by Age Cohort Net Migration Estimates by Age Cohort Net Migration Estimates by Age Cohort Net Migration Estimates by Age Cohort

Cohort Estimated Migration Cohort Estimated Migration Cohort Estimated Migration Cohort Estimated Migration
0-18 810 0-18 848 0-18 904 0-18 797
19-34 12 19-34 (285) 19-34 (322) 19-34 (1,224)
35-54 355 35-54 476 35-54 818 35-54 398
55-74 474 55-74 313 55-74 617 55-74 464
75+ (140)| 75+ 109 75+ 73 75+ 258
Total 1,511-| Total 1,462 Total 2,090 Total 694

Figure C-4b

2011-2016

Oxford County
Forecast Net Migration Estimates (2011-2041)

2016-2021

2021-2026

Net Migration Estimates by Age Cohort

2026-2031

Net Migration Estimates by Age Cohort

Net Migration Estimates by Age Cohort Net Migration Estimates by Age Cohort
Cohort Estimated Migration Cohort Estimated Migration Cohort Estimated Migration Cohort Estimated Migration
0-18 1,583 0-18 1,747 0-18 1,270 0-18 1,261
19-34 (156), 19-34 (113) 19-34 (42) 19-34 (27)
35-54 728 35-54 636 35-54 719 35-54 720
55-74 629 55-74 465 55-74 463 55-74 470
75+ 316 75+ 166 75+ 118 75+ 116
Total 3,100 Total 2,900 Total 2,529 Total 2,540
2031-2036 2036-2041
Net Migration Estimates by Age Cohort Net Migration Estimates by Age Cohort
Cohort Estimated Migration Cohort Estimated Migration
0-18 1,260 0-18 1,240
19-34 (33) 19-34 (35)
35-54 722 35-54 712
55-74 475 55-74 470
75+ 116 75+ 114
Total 2,540 Total 2,500
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Table C-6

Oxford County
Historical Five-Year Average Mortality Rates
Deaths per 1000 population

1986-1991 1991-1996 1996-2001 2001-2006 2006-2011
Age Group
Male Female Male Female Male Female Male Female Male Female

Under 1 8.71 6.95 6.55 4.78 5.64 3.81 5.07 3.56 4.95 3.44
1-3 Years 0.20 0.41 0.09 0.19 0.29 0.30 0.42 0.21 0.52 0.18
4-8 Years 0.28 0.06 0.11 0.17 0.27 0.28 0.05 0.15 0.05 0.11
9-13 Years 0.24 0.06 0.05 0.45 0.32 0.15 0.10 0.15 0.08 0.15
14-18 Years 0.94 0.47 0.63 0.36 0.54 0.17 0.79 0.11 0.93 0.10
19-24 Years 1.00 0.35 1.39 0.11 0.75 0.38 1.05 0.11 1.21 0.07
25-29 Years 1.04 0.33 0.73 0.82 0.54 0.46 0.95 0.34 1.37 0.32
30-34 Years 1.20 0.49 1.34 0.57 0.71 0.46 0.46 0.49 0.41 0.51
35-39 Years 1.11 0.81 1.70 0.36 1.43 0.76 1.40 1.15 1.39 1.45
40-44 Years 2.32 1.23 1.84 1.25 2.08 1.04 2.53 0.84 2.80 0.76
45-49 Years 4.12 1.65 2.70 2.22 3.13 1.85 2.35 1.52 2.17 1.42
50-54 Years 7.36 3.00 6.40 3.32 3.39 3.78 3.96 3.75 4.22 3.73
55-59 Years 10.20 4.86 8.55 6.40 8.62 451 5.65 3.73 4.87 3.41
60-64 Years 15.21 7.73 15.36 8.72 13.36 9.16 12.67 9.45 12.41 9.60
65-69 Years 26.52 13.76 24.86 12.87 21.21 12.07 19.20 12.51 18.48 12.74
70-74 Years 36.84 23.66 40.51 21.13 32.84 19.19 33.23 19.92 33.39 20.30
75-79 Years 61.07 44.78 60.63 34.65 50.98 35.82 51.01 35.98 51.01 36.06
80-84 Years 101.33 70.56 101.58 65.26 110.06 60.39 87.13 55.82 75.33 53.71
85-89 Years 141.20 137.58 167.25 113.98 157.13 101.85 157.15 95.42 157.16 92.41
90+ 204.28 282.57 264.97 191.12 260.15 208.35 194.71 206.49 177.57 205.57




Oxford County

Table C-7

Forecast Five-Year Average Mortality Rates
Deaths per 1000 population

2011-2016 2016-2021 2021-2026 2026-2031 2031-2036 2036-2041
Age Group
Male Female Male Female Male Female Male Female Male Female Male Female

Under 1 4.92 3.38 491 3.35 491 3.34 491 3.33 491 3.33 491 3.33
1-3 Years 0.58 0.17 0.61 0.16 0.63 0.16 0.64 0.16 0.65 0.16 0.65 0.16
4-8 Years 0.05 0.10 0.05 0.10 0.05 0.09 0.05 0.09 0.05 0.09 0.05 0.09
9-13 Years 0.07 0.15 0.07 0.15 0.06 0.15 0.06 0.15 0.06 0.15 0.06 0.15
14-18 Years 1.00 0.10 1.03 0.10 1.04 0.10 1.05 0.10 1.05 0.10 1.05 0.10
19-24 Years 1.29 0.06 1.32 0.05 1.34 0.05 1.34 0.05 1.34 0.05 1.34 0.05
25-29 Years 1.73 0.32 2.01 0.32 2.20 0.32 2.32 0.32 2.40 0.32 2.45 0.32
30-34 Years 0.40 0.52 0.39 0.52 0.39 0.52 0.39 0.53 0.39 0.53 0.39 0.53
35-39 Years 1.39 1.64 1.39 1.75 1.39 1.81 1.38 1.84 1.38 1.85 1.38 1.86
40-44 Years 2.96 0.72 3.03 0.71 3.08 0.70 3.10 0.69 3.11 0.69 3.11 0.69
45-49 Years 2.12 1.38 211 1.36 2.10 1.35 2.10 1.35 2.10 1.35 2.10 1.35
50-54 Years 4.33 3.72 4.37 3.72 4.39 3.72 4.40 3.72 4.40 3.72 4.40 3.72
55-59 Years 4.60 3.26 4.50 3.19 4.46 3.16 4.45 3.14 4.44 3.13 4.44 3.13
60-64 Years 12.30 9.68 12.26 9.72 12.25 9.74 12.24 9.75 12.24 9.75 12.24 9.75
65-69 Years 18.20 12.86 18.09 12.92 18.05 12.95 18.03 12.96 18.02 12.97 18.02 12.97
70-74 Years 33.45 20.49 33.48 20.59 33.49 20.64 33.49 20.66 33.49 20.67 33.50 20.68
75-79 Years 51.02 36.10 51.02 36.12 51.02 36.13 51.02 36.14 51.02 36.14 51.02 36.14
80-84 Years 68.70 52.70 64.77 52.20 62.36 51.95 60.85 51.83 59.90 51.77 59.28 51.74
85-89 Years 157.16 90.95 157.17 90.23 157.17 89.87 157.17 89.70 157.17 89.61 157.17 89.56
90+ 172.10 205.11 170.25 204.88 169.60 204.76 169.38 204.71 169.30 204.68 169.27 204.66
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