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Mr. Darren Vella 
President and Director of Planning 
Innovative Planning Solutions 
647 Welham Road, Unit 9A,  
Barrie, ON L4N 0B7    

May 4, 2022 

Re:  Employment Land Conversion Market Commentary 
 Marsville, Township of East Garafraxa, ON 
 

Dear Mr. Vella: 

As you are aware, Marsville Estates Inc. owns a 64.5 acre (26.1 hectare) parcel 
of land within the Community of Marsville (“Site”). Marsville is located within the 
Township of East Garafraxa, (“Township”) which is within Dufferin County.   

Approximately 77% of the Site is designated for residential uses. The balance, 
23%, is designated for employment uses. TER notes there is also a small portion 
of the Site designated Environmental Protection. Marsville Estates Inc. is seeking 
residential permissions on the entirety of the Site, which will require an Official 
Plan Amendment, Zoning By-law Amendment and Draft Plan of Subdivision. The 
purpose of these applications is to obtain approval for the development of an 80-
unit detached residential subdivision with an associated public park, stormwater 
pond and easement block.   

The purpose of this TER report is to address the suitability of the Site for 
development as residential and / or employment uses. This TER report is 
prepared in the context of recent analysis conducted on behalf of the County, as 
outlined below.   

Dufferin County retained a consulting team led by WSP Canada Inc. (“WSP”) to 
prepare a Municipal Comprehensive Review of land needs to the year 2051 
(“MCR”). There was a Land Needs Analysis conducted as a component of the 
MCR. The Draft Land Needs Analysis Report (“Draft LNA”) was released in 
January 2022.   

TER has reviewed the work undertaken by WSP in the context of the Site. TER 
has also reviewed the Planning Justification Report prepared by Innovative 
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Planning Solutions which undertakes a detailed policy analysis of the Marsville 
Estates Inc. development application.   

This TER letter report summarizes our commentary and is presented in 
six sections: 

1. Description of the Site 

2. Summary of Relevant Findings of the Draft LNA 

3. Market Opportunity for Permitted Uses 

4. Review of Other Employment Land Locations in Marsville and 
Dufferin County 

5. Rationale for Residential Development on Subject Site 

6. Conclusion 

1 Description of the Site 
This section outlines the location and extent of the Site, as well as surrounding 
land uses and the planning context of the area.   

1.1. Site Description 

The Site is municipally addressed as 063076 County Road 3 and is located 
within the Community of Marsville. The Site is approximately 64.5 acres (26.1 
hectares) in size and is currently used for agricultural purposes. It has no 
buildings or structures. 

The Site is located at the southwest corner of County Road 3 and County Road 
24. It has approximately 1,100 feet (340 metres) of frontage onto County Road 
24 and 2,100 feet (650 metres) of frontage onto County Road 3. County Road 3 
and County Road 24 are both two lane roads.  

Marsville is located between the more urbanized communities of Orangeville and 
Fergus.  It is approximately 15 kilometres (16 minute drive) west of Orangeville 
and 20 kilometres (17 minute drive) east of Fergus. Orangeville and Fergus 
include larger scale retail and employment facilities. There are no major 
highways or public transit facilities in close proximity to Marsville. 
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Figure 1: Site Location 

Source: Tate Economic Research Inc.; Basemap: ESRI ArcGIS. 

Figure 2: Site Image 

Source: Google Street View, 2021 looking southwest from the intersection of County Road 3 
and County Road 24.  



 

Tate Economic Research Inc. | 4 
 

1.2. Planning Context 

The Site is located within the Marsville Community Boundary. Section 5.4 of the 
Township of East Garafraxa Official Plan (“Official Plan”) states: “A mix of 
residential, commercial, open space, environmental protection and small scale 
institutional uses are encouraged within the Community boundaries.” 

The Site is designated Employment, Community Residential and Environmental 
Protection in the Official Plan. The majority of the Site is designated Community 
Residential. The portion of the Site designated Employment is 15.3 acres (6.2 
hectares), which represents 23% of the total Site area.  

 

 

Figure 3: Marsville Planning Framework 

Source: Tate Economic Research Inc.; Basemap: Official Plan, Schedule A-1. 
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The designations included in the Marsville Community are indicated and 
described below: 

• Community Residential: Permits single-detached dwellings, home 
occupations and public open space. 

• Community Commercial: The size and nature of Community Commercial 
uses should reflect the role of the community as a local service centre. 
Permitted uses include retail stores and food services, automotive, offices, 
accessory residential, larger agricultural serving retail, and existing 
residential uses.  

• Community Institutional: Intended to provide a focus for social activities. 
Permitted uses include schools, places of worship, community halls, 
municipal facilities, public parking, and medical facilities. 

• Employment: Intended for larger scale industrial, commercial and 
institutional development. Objective is to provide opportunities for 
employment and economic growth in the Township. Permits a wide range 
of employment uses, including industrial, retail and offices. 

• Environmental Protection: Includes lands that are environmentally 
sensitive and used for outdoor recreation. 

• Open Space: Includes neighbourhood parks, parkettes and open space 
linkages. 

The Site is zoned Rural and Environmental Protection in the Township of East 
Garafraxa Zoning By-law. The Rural Zone permits agricultural uses, bed and 
breakfast, farm produce sales, home industry, home occupation, open space, 
single detached dwelling, veterinary hospital, wayside quarry, boarding stables, 
and kennels. 

1.3. Surrounding Land Uses 

Generally, lands to the north, east and south of the Site are occupied by 
agricultural uses. The East Garafraxa Public School is located immediately west 
of the Site. There are rural residential uses northwest of the Site, on the north 
side of County Road 3. There are additional low density residential uses 
approximately 750 metres west of the Site, near the intersection of County Road 
3 and 13th Line. There are also limited commercial, institutional and employment 
uses on County Road 3.  
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2 Summary of Relevant Findings From The Land 
Needs Analysis  
This section provides a summary of the WSP analysis that has been undertaken 
on behalf of Dufferin County.  WSP prepared the Draft LNA that addresses the 
needs of the overall Dufferin County, as well as the lower tier municipalities, 
including the Township of East Garafraxa. This section summarizes the findings 
that are particularly relevant to the Site and to the proposed redesignation from 
Employment to Residential.   

2.1. Population and Employment Growth 

The Draft LNA provides population and employment allocations for Dufferin 
County and its lower tier municipalities. Table 3.1 of the Draft LNA indicates the 
following: 

• Dufferin County is anticipated to experience population growth of 26,200 
persons by 2051. The majority of this growth (63%) is planned to occur in 
Orangeville and Shelburne; 

• Dufferin County is anticipated to experience employment growth of 14,000 
jobs by 2051. The majority of this growth (74%) is planned to occur in 
Orangeville and Shelburne; and, 

• East Garafraxa is anticipated to experience population growth of 1,100 
persons and employment growth of 338 jobs by 2051. 

2.2. Residential Land Needs Analysis 

Based on the population allocations summarized above, Table 4.5 of the Draft 
LNA indicates there is demand for 324 residential units within East Garafraxa by 
2051. The estimated dwelling capacity is 275 residential units.  Therefore, there 
is a shortfall of 49 residential units in East Garafraxa. Section 4.1.2 of the Draft 
LNA states: 

“Through the residential analysis undertaken, East Garafraxa, Mono and 
Mulmur were identified as potentially having insufficient capacity within their 
Rural Settlements to accommodate the forecast residential demand to the 
year 2051, with Mono potentially exhausting its dwelling capacity before 
2031.” 
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The Draft LNA uses a conversion ratio of 2.5 dwelling units per net hectare 
(approximately 1 unit per acre).  It concludes that there is need for 48.4 net acres 
(19.6 net hectares) of additional residential land in East Garafraxa.  

2.3. Employment Land Needs Analysis  

The Draft LNA allocates 338 additional jobs to East Garafraxa by 2051. After 
accounting for jobs with no fixed place of work and work from home jobs, there 
are 205 jobs that require non-residential land by 2051. Of this, approximately 
25% will be accommodated in Employment Areas (Industrial) and 75% of jobs 
will be accommodated in Community Areas (Commercial/Institutional).  

The Draft LNA contrasts future demand for employment lands with existing and 
planned supply.  The Draft LNA indicates that there is a theoretical industrial land 
supply shortage of 251 jobs, or 36.6 net acres (14.8 net hectares), in the 
Township over the 2051 planning horizon1.    

 
1 Based on Table 4.9 of the Draft LNA. 

Figure 4: Summary of the Land Needs Analysis for the Township  

Residential Land Needs from 2021 to 2051
Population Growth (persons) (1 1,122          
Required Dwellings within Settlement Areas (units) (2 324             
Existing Dwelling Capacity within Settlement Areas (units) (2 275             
Potential Dwelling Capacity Shortage within Settlement Areas (units) (2 49              

Employment Land Needs from 2021 to 2051
Employment Allocation (jobs) (3 338             
Employment Requiring Non-residential Land (jobs) (3 205             
Employment on Employment Land (jobs) (4 50              
Existing Industrial Supply (4

Jobs 301             
Land (net ha) 32.0            

Industrial Supply Surplus (4

Jobs 251             
Land (net ha) 14.8            

Source: Tate Economic Research Inc.
1) Based on Draft LNA Table 3.1.
2) Based on Draft LNA Table 4.5. 
3) Based on Draft LNA Table 4.6.
4) Based on Draft LNA Table 4.9.
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Section 5.6.2 of the Draft LNA concludes the following: 

“East Garafraxa may exhaust its residential Settlement Area land supply by 
2046 and may be short by up to 49 dwelling units relative to demand by 
2051. Assuming a residential density of 2.5 dwelling units per net hectare, 
East Garafraxa may require Settlement Area expansions sufficient to 
provide 20 hecatres of residential growth area. There is sufficient industrial 
employment area land supply in East Garafraxa to accommodate projected 
needs.”  

2.4. Employment Land Requirements  

The Draft LNA indicates, in Table 4.9, that  there is a requirement for 50 jobs on 
employment lands in the Township of East Garafraxa by 2051.   The LNA report 
states that 17 employees per net hectare is an “appropriate policy-based target2”.  
Calculating land needs for 50 employees at 17 employees per net hectare 
indicates demand for approximately for 7.2 net acres (2.9 net hectares) of 
Employment Land.   

This 7.2 acres (2.9 hectares) of demand relates the entire Township of East 
Garafraxa.  Table 4.9 of the Draft LNA indicates a supply of 79.1 net acres (32.0 
net hectares) in the Township.  The community of Marsville includes the Subject 
Site (15.3 acres or 6.2 hectares) and the lands to the north (30.3 acres or 12.3 
hectares). This analysis indicates the supply of Employment Lands in Marsville is 
6 times the demand for Employment Lands in the entire Township.  In addition, 
there are other Employment Lands located elsewhere in the Township, further 
emphasizing that there is no requirement for the Subject Site to be developed for 
employment uses.   

To summarize, the Draft LNA indicates demand for 7.2 net acres (3 net hectares) 
of Employment Land in the Township of East Garafraxa by 2051.  The Subject 
Site is not required to meet this demand. 

3 Market Opportunity for Permitted Uses  
The Site is designated Employment Area. TER has reviewed the Township of 
East Garafraxa Official Plan to determine the permitted uses in Employment Area 

 
2 Page 19 of the Draft LNA.   
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lands.  Similarly, TER has reviewed the Industrial (M1) Zoning permissions that 
would be considered appropriate for the Site. 

3.1. Permitted Uses in OP 

Figure 5, on the following page, summarizes TER commentary regarding each of 
the uses permitted on Employment Lands.  It is also comments on the 
appropriateness, from the perspecive of market demand, for these uses on the 
Subject Site.   

3.2. Permitted Uses in Zoning By-law 

The Employment Land designation could allow for the Site to be zoned for 
institutional, commercial or industrial uses.  There are lands in Marsville that are 
currently zoned for institutional and commercial purposes.  As such, TER has 
examined the uses permitted in the Industrial (M1) zoning.   

Figure 6, which follows, summarizes TER commentary regarding each of the 
permitted uses, and their appropriateness, from the perspecive of market 
demand, for the Subject Site.    
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Figure 5: Permitted Uses in OP Commentary 

Source: Tate Economic Research Inc. 

Market Opportunity Primary Factors Relating to Market Opportunity

a) manufacturing, assembly, clean processing, 
recycling, warehousing and material storage, 
including contractors yards, transportation 
terminals and other similar facilities associated with 
buildings and structures;

Unlikely Limited by setbacks, scale of site, lack of full 
servicing, highway and rail access.

b) accessory retail sales, offices, cafeterias and other 
accessory uses that are smaller in scale and that 
are located on the same lot as the primary 
industrial use to which they are incidental;

Very Unlikely Limited by scale.  These types of uses would be 
associated with a large scale industrial use that 
could not be accomodated on the Site due to its 
size limitations.

c) free-standing business oriented sales, service and 
office operations such as vehicle, machinery and 
equipment sales, service and leasing operations, 
printing, telecommunication and electronic data 
processing facilities, and vehicle fuel retailing 
operations;

Unlikely Regional market is limited by lack of highway 
access and exposure.  Local market is limited 
by market potential, pedestrian and vehicle 
traffic.

d) business and professional offices; Unlikely Regional market is limited by lack of highway 
access and exposure.  Local market is limited 
by market potential, pedestrian and vehicle 
traffic.

e) specialized retail outlets; None Site lacks exposure and visibility typically 
required by these types of retail outlets.

f) restaurant facilities; Unlikely Regional market is limited by lack of highway 
access and exposure.  Local market is limited 
by market potential, pedestrian and vehicle 
traffic.

g) hotels and motels; None Market factors required for a hotel are not 
present and there is no highway access.

h) open space, recreation uses; Possible These types of uses do not require     
employment land.

i) fire halls, police and ambulance stations, utilities 
and similar facilities;

Possible These types of uses do not require     
employment land.

j) automotive commercial uses, such as service 
stations, automotive sales and service, including 
mechancial and body repair, recreational vehicle 
or trailer sales and services, car rental outlet;

Unlikely Regional market is limited by lack of highway 
access and exposure.  Local market is limited 
by market potential, pedestrian and vehicle 
traffic.

k) building materials outlets, gardening supply, 
nursery centres, and other similar uses;

Unlikely Regional market is limited by lack of highway 
access and exposure.  Local market is limited 
by market potential, pedestrian and vehicle 
traffic.

l) existing legal residential uses; and None Adjacent to Site, home on Employment Lands.
m) accessory residential use. Unlikely Not reasonable to consider that an accessory 

residential use would be established on 
Employment Lands.

Lands in the Employment Area designation may be used 
for the following:
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Figure 6: Permitted Uses in Zoning Commentary 

Source: Tate Economic Research Inc. 

Market Opportunity Primary Factors Relating to Market Opportunity

i) building supply and lumber outlet Unlikely Regional market is limited by lack of highway 
access and exposure.  Local market is limited 
by market potential, pedestrian and vehicle 
traffic.

ii) business, professional and administrative offices; Unlikely Regional market is limited by lack of highway 
access and exposure.  Local market is limited 
by market potential, pedestrian and vehicle 
traffic.

iii) bulk fuel depot Unlikely Regional market is limited by lack of highway 
access and exposure.  Local market is limited 
by market potential, pedestrian and vehicle 
traffic.  Compatibility issues with adjacent 
residential.

iv) concrete batching plant and product manufacturing Unlikely Regional market is limited by lack of highway 
access and exposure.  Local market is limited 
by market potential, pedestrian and vehicle 
traffic.  Compatibility issues with adjacent 
residential.

v) contractors yard Possible This use may not be optimal, given compatibility 
issues.

vi) equipment sales and service Unlikely Regional market is limited by lack of highway 
access and exposure.  Local market is limited 
by market potential, pedestrian and vehicle 
traffic.

vii) feed mill Possible This use may not be optimal, given compatibility 
issues.  Considered related to agricultural, 
rather than industrial.

viii) manufacturing, processing, laboratory or assembly within an enclosed 
building

Possible Limited by setbacks, scale of site, lack of full 
servicing, highway and rail access.

ix) motor vehicle repair garage Unlikely Regional market is limited by lack of highway 
access and exposure.  Local market is limited 
by market potential, pedestrian and vehicle 
traffic.

x) motor vehicle body shop Unlikely Regional market is limited by lack of highway 
access and exposure.  Local market is limited 
by market potential, pedestrian and vehicle 
traffic.

xi) outside storage Possible This use may not be optimal, given compatibility 
issues.

xii) retail sales accessory to a permitted use not exceeding 35% of total 
floor area

Unlikely Limited by setbacks, scale of site, lack of full 
servicing, highway and rail access. These types 
of uses also typically require road 
characteristics that provide regional scale 
access.  

xiii) telecommunications tower Possible This use may not be optimal, given compatibility 
issues.

xiv) transmission towers and hydro-electric stations Unlikely This use may not be optimal, given compatibility 
issues.  Site is not located near existing 
transmission towers or hydro-electric stations 
which are typically located adjacent to 
transmission towers.  This use is not commonly 
located in rural settlement areas.

xv) transportation depot Unlikely Regional market is limited by lack of highway 
access and exposure.  Local market is limited 
by market potential, pedestrian and vehicle 
traffic.  Compatibility issues with adjacent 
residential.

xvi) warehouse including self storage Unlikely Regional market is limited by lack of highway 
access and exposure.  Local market is limited 
by market potential, pedestrian and vehicle 
traffic.

xvii) workshop Possible This use may not be optimal, given compatibility 
issues.

No person shall within any Industrial (M1) Zone, use any land or erect, alter 
or use any building or structure except in accordance with the following:
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3.3. Market Opportunity For Permitted Uses Summary 

The characteristics of the Site provide limited opportunity for development as 
Employment Land.   Furthermore, the market conditions that surround the Site 
are not conducive to development as employment lands.   

4 Review of Other Employment Land Locations in Dufferin 
County and Marsville  
There are other designated Employment lands in the County that may be 
considered more suitable for development as employment lands than the Site. 
Furthermore, within Marsville itself, there are other lands that may be considered 
more suitable for development as employment lands. These comments are 
elaborated on below: 

4.1. Dufferin County Employment Lands Discussion 

The Draft LNA indicates that there is a surplus of 588.1 net acres (238.0 net 
hectares) of employment land in the County3. In a general sense, TER considers 
vacant employment lands elsewhere in Dufferin County, specifically within 
Orangeville and Shelburne, to be more appropriate for development as 
employment uses than the Site due to the following considerations:  

• There is an established employment base in Orangeville; 

• In addition, there is ample land for expansion.  The Draft LNA indicates 
51.9 net acres (21.0 net hectares) of surplus employment land in 
Orangeville; 

• The Draft LNA states that Orangeville is the largest population and 
economic centre in Dufferin County and, in the absence of servicing 
constraints, would attract the vast majority of growth in the County; 

• Both Orangeville and Shelburne have full municipal services, unlike 
Marsville; 

 
3 Based on the addition of Theoretical Industrial Land Supply Shortage / Surplus for each 
municipality as per Table 4.8 and Table 4.9 of the Draft LNA.  
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• The local highway infrastructure was expanded from 2005 to 2010 with the 
construction of the Orangeville Bypass and extension of four lanes on 
Highway 10 between Caledon Village and Highway 9; 

• Orangeville has GO Transit Bus connections with the Brampton hub; 

• Recent industrial developments in Orangeville include the 60,000 square 
foot Florentina Foods at 165 Centennial Road, as well as an application to 
expand the existing Hofmann Plastics by 52,000 square feet; 

• The Draft LNA indicates 25.5 net acres (10.3 net hectares) of surplus 
employment land in Shelburne. This includes a significant amount of 
serviced industrial land around County Road 11 and Prentice Drive;  

• Recent developments in Shelburne include a 102,000 square foot water 
bottling facility at 108 Prentice Drive, a 24,000 square foot industrial 
building on Luxton Way, and the 15,000 square foot Turnstone Centre at 
485289 County Road 11; and, 

• Both Orangeville and Shelburne have an existing employment base which 
is continuing to expand. 

4.2. Marsville Employment Lands Discussion 

There are 30.3 acres (12.3 hectares)4 of designated Employment lands at the 
northwest corner of County Road 3 and County Road 24. These lands are 
located directly north of the Site and are referred to in this letter as the “North 
Employment Lands”.   

Assuming limited demand for employent uses, TER considers the North 
Employment Lands more appropriate for development for employment uses than 
the Site due to the following considerations: 

• The North Employment Lands total 30.3 acres (12.3 hectares), which is 
significantly larger than the 15.3 acre (6.2 hectare) portion of the Site that 
is designated for employment uses. This greater size provides opportunity 
for the development of different scale users; 

 
4 Gross land area minus the 2.0 acres (0.8 hectares) of land designated Environmental Protection 
that run through the site. 
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• County Road 3 provides a buffer from the residential and institutional 
uses, particularly the East Garafraxa Public School, which are located on 
the south side of County Road 3; 

• The North Employment Lands will provide the opportunity for a more 
appropriate buffer to the more sensitive residential uses proposed on the 
Site; 

• If the proposed redesignation of the Subject Site were to proceed, 
Employment uses can be concentrated in one location in Marsville; and, 

• There is a road allowance that provides the opportunity for a planned road 
that could provide access to the North Employment Lands from County 
Road 24. This future road could provide access along the northern 
perimeter of the North Employment Lands. This road could provide 
another access to the North Employment Lands, aside from County Roads 
3 and 24. No such road allowance exists adjacent to the Subject Site. 

The employment portion of the Site may be better suited for other uses, as 
discussed in the following section of the letter. 

5 Rationale for Residential Development on Subject Site  
TER offers the following commentary regarding the appropriateness of permitting 
residential development on the Site: 

• The majority (77%) of the Site is designated for residential uses. The 
redesignation of the Employment portion of the Site to Community 
Residential will allow for the Site to be developed comprehensively; 

• The Site is located adjacent to a public school. Future children living on 
the Site will be within walking distance (less than 800 metres, which is 
considered by the Growth Plan to be a walkable distance) of East 
Garafraxa Public School. The entire portion of the Site that is designated 
for Employment uses is within walking distance of the school.  This is an 
uncommon, but desirable, characteristic for public schools, particularly in 
rural areas;  

• There is a both a need for additional residential land and a surplus of 
employment land in the Township; 
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• There is a need for an additional 48.4 net acres (19.6 net hectares) of 
residential land in East Garafraxa. The portion of the Site designated 
Employment is approximately 15.3 acres (6.2 hectares). The Site 
represents 30% of the need for additional residential land.  Therefore, if 
the portion of the Site designated Employment is redesignated for 
residential uses, there would continue to be demand to support other 
residential development land in East Garafraxa; 

• It is noted that even if there were no ‘need’ for the proposed conversion of 
the Site to residential uses, the conversion would remain appropriate 
based on a number of other criteria, such as compatibility with adjacent 
residential uses and lack of suitability for Employment uses; 

• The Subject Site can be cohesively planned for residential uses without 
having to provide buffers and protection from the employment area, thus 
reducing potential land use conflicts. 

The employment portion of the Site is well suited to accommodate 
residential uses. 

6 Conclusion 
The following points summarize the analysis presented in this letter: 

• There is population and employment growth forecast in East Garafraxa; 

• There is an insufficient amount of designated residential land in East 
Garafraxa to meet forecast demand; 

• There is a surplus of employment land in East Garafraxa; 

• The Draft LNA indicates demand for 7.2 net acres (2.9 net hectares) of 
Employment Land by 2051.  Marsville currently includes 45.7 acres (18.5 
hectares) of Employment Land, representing 6 times the required amount; 

• Within Marsville, the North Employment Lands, located immediately north 
of the Site, are more appropriate for use as Employment lands than the 
Site. The North Employment Lands are larger than the Site, have superior 
access planned via a new road, and have a buffer from residential and 
institutional uses on the south side of County Road 3; 
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• The locational and market characteristics of the Subject Site limit the 
opportunity to develop it for employment uses; 

• Other vacant employment lands within settlement areas with full services, 
such as Orangeville and Shelburne, are superior to the Site from the 
perspective of attracting industrial development; 

• The majority of the Site is designated for residential uses. The 
redesignation of the Employment portion of the Site will reduce the 
shortfall of residential land in East Garafraxa; and, 

• The Site is well located from the perspective of residential development. It 
is located within a rural community and is within walking distance of a 
public school. 

Overall, it is our professional opinion that the Subject Site is appropriate 
for residential development and will contribute to meeting the shortfall of 
housing that is forecast in the Township. 

Should there be any comments regarding this Employment Land Conversion 
Market Commentary, please contact the undersigned. 

 Yours truly, 

TATE ECONOMIC RESEARCH INC. 

James Tate                    Sameer Patel 
President           Vice President 
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