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In 2008, strong population growth projections by the consulting firm Lapointe led the
consulting firm EDP to project a need for land to accommodate 21,140 new jobs by
2026. 11,695 new jobs would be accommodated “in the city”. New land would be
needed for the remaining 9,445 jobs.

This 2008 employment calculation was based on an expectation of robust population
growth in the period from 2006-2026.

Source: Page 7 of LaPointe’s 2008 Population and Housing Projections
A decade later, in 2018, the City of Windsor now expects Windsor’s population to reach
only 225k by 2026. It foresees no further growth beyond 2031. The currently expected
population in 2031 is now 43k lower than expected a decade ago.
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Yet also in 2018, the CR42SP Background Report (page 34) maintains the 2008
projection of 21k new jobs, without adjusting for the lower population growth
expectations on which this figure was originally based (The report does extend the
period to reach this target by five years, from 2026 to 2031. However, since population
is expected to grow by only 789 people between 2026 and 2031, it is difficult to imagine
how this might happen).
This Background Report notes that now, only 6,880 jobs can be accommodated in
Sandwich South. The remaining 2,565 (9,445-6,880) are to be filled “in the city”.
This means a total of 14,260 jobs are to be created on available employment land
in existing parts of Windsor by 2031, with a further “overflow” of 6,880 in
Sandwich South.
Why this doesn’t make sense
•

The projected 21,140 new jobs greatly exceed Windsor’s currently expected
population growth (7,750) through 2031.

•

The Ministry of Finance projects a declining working age (20-64) population through
2031. Most population growth will be among those aged 75+.

•

21% (4,545) of the new jobs are projected to be in manufacturing, in spite of
significant risks of further manufacturing job losses to outsourcing and automation

•

The projection encompasses new jobs only. The new hospital will employ
approximately 4,000, but this represents a shift, rather than new employment. If
Sandwich South can physically accommodate a total of 6,880 jobs, it implies only
approximately 3,000 new jobs can be created there.

•

Construction on the new Gordie Howe Bridge will lead to significant job creation
starting in 2019; however, this will end when the bridge is complete. As well, the vast
majority of these jobs will be located at the bridge site, not in vacant employment
land within the city.
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Why this is a problem
The land needs calculation is being used to justify greenfield expansion of Windsor’s
developed footprint. This is premature at best.
In the absence of a realistic demand for employment land in the next 20 years, there is
no justification for the employment argument supporting the development of Sandwich
South.
The risk is that municipal and private resources will be spent unnecessarily developing
the outskirts of Windsor, rather than investing in existing neighbourhoods. In the
absence of strong population growth, this will make it harder to supply all
neighbourhoods with a full array of services and amenities. For example, think of the
wards that are still waiting for sidewalk construction or a community centre. Think of the
roads with major potholes.

Data Sources
1. City of Windsor Current Population Growth Projections

Source: Pages 18 and 184
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Source: Page 20

2. Hemson Development Charges Background Study, 2015
Source: Page 3
The 2015 Hemson Development Charges Background Study projects employment
growth that is more in line with current population projections.
But it was disregarded in the Sandwich South Secondary Plan:

3. Hemson Development Charges Amendment Background Study for the
Sandwich South Planning District, 2018
Source: Appendix A
The even more recent Hemson Development Charges Background Study projects
employment of 10,977 in Sandwich South. It does not explain how the projections grew
from the total of 2,600 reported by the same firm just three years earlier.
Note that:
•

Tthe 2015 Hemson study identified growth of 2,600 jobs overall.

•

The 2018 Hemson study refers to 10,977 jobs in Sandwich South. It does not
mention total job growth for the city as a whole.
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Furthermore, the 2018 study:
•

Gives no indication about how much of this employment represents a shift from
other parts of the city

•

Does not analyze total population growth for the City of Windsor. It is not a
demographic study; its purpose is to allocate development charges equitably

•

Calculated employment as a constant 82.9% of each year’s population growth in the
planning area and is not based on an economic analysis of employment. It is
therefore a calculation, rather than a projection

•

Encompasses both the East Pelton and County Road 42 development areas

•

Extends to 2036

•

Does not include the projected 3,000-4,000 hospital jobs. The new hospital would be
a one-off employment event, rather than a gradual one as implied in the table below.
Yet the hospital jobs cannot be in addition to the 10,977 jobs, because there doesn’t
appear to be enough land allocated to so much employment.
Job growth is calculated as a
constant %.
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These cannot be hospital jobs.
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4. EDP Consulting: City of Windsor Employment Projections & Employment Land
Needs Analysis, 2008
Source: Page 26
In 2008, the "base case” was considered to be the most appropriate for planning
purposes. However, by 2016, it was clear that even the “low growth” scenario was

over-optimistic. According to Stats Canada, Windsor had a labour force of 92,535 in
2016.
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EDP’s employment projections above are based on Lapointe’s “Base Case”. This is
noteworthy, because the actual underlying population growth through 2016 has proven
to be considerably more anaemic than even the “low growth” scenario:

Source: Page 58
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5. Timing
For the purposes of the 2018 land needs calculation, the 2026 projection was extended
by 5 years.
Source: Page 191

6. Lapointe: Windsor Essex and City of Windsor Population and Housing
Projections 2006-2031, 2008
Source: Table 6
The 2008 EDP study relied on demographic projections prepared in the same year by
the consulting firm, Lapointe Consulting Inc.
The passage of time proves these projections to have been too optimistic.
For the year 2016, Lapointe’s projection exceeds the 2016 Census (217,188) by 14k or
6%. The 2031 projection of 267,670 exceeds the City’s own current expectation of
225,466 by 42,204 persons, a difference of 19%.
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7. Reality Check: Population analysis by age
Source: Ministry of Finance tables
The City of Windsor does not break down its data by age group. For this reason the
Ministry of Finance projection by age group for Essex County is depicted in the graph
below.
This graph shows a small net decline in the regional 20-64 year old population through
2031.
Essex County
Projected Population Change by Age 2018-31
Source: Ministry of Finance
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The following graph shows the divergence in regional working-age population
expectations between the 2008 reports, and the more recent 2018 Ministry of Finance
projections.
By 2031, the discrepancy between the two data sources is 40,397 persons.
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The Lapointe line above is compiled from the following table in Lapointe’s report:

