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DATE: March 10, 2009

TO: Chair and Members of Planning and Development Committee
Meeting Date: March 30, 2009

FROM: Edward R. Sajecki
Commissioner of Planning and Building

SUBJECT: 2008 Growth Forecasts — Supplementary Report

RECOMMENDATION: 1. That the Region of Peel be requested to amend the Regional
Official Plan to provide for the High Growth Scenario for the City
of Mississauga prepared by Hemson Consulting Ltd. contained in
the report titled “2008 Growth Forecasts — Supplementary Report”
dated March 10, 2009 from the Commissioner of Planning and
Building.

2. That the High Growth Scenario for the City of Mississauga
prepared by Hemson Consulting Ltd. contained in the report titled
“2008 Growth Forecasts — Supplementary Report > dated March
10, 2009 from the Commissioner of Planning and Building, be
endorsed for the purpose of service and infrastructure planning and
the Development Charges Review.

3. That the report titled “2008 Growth Forecasts — Supplementary
Report” dated March 10, 2009 from the Commissioner of
Planning and Building, be circulated, by the City Clerk, for
information to the City of Brampton, Town of Caledon and
Region of Peel.

BACKGROUND: Hemson Consulting Ltd. was retained to update the growth forecasts
as part of the Mississauga Plan Review process and to comply with the
growth targets of the Growth Plan for the Greater Horseshoe (Growth
Plan).
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The growth forecasts are an input to several City projects, including
the Development Charges By-law Review. As such, it is critical that a
decision be made and a growth forecast scenario be selected.

The forecasts will also be used by the Region of Peel as part of their
exercise to allocate the growth mandated by the Growth Plan to the
area municipalities.

On January 12, 2009, the report titled “2008 Growth Forecasts —
Mississauga Plan Review” was presented to Planning and
Development Committee. That report recommended, among other
things, that the High Growth Scenario prepared by Hemson
Consulting Ltd., be adopted as the City’s growth forecasts.

Subsequently, on January 21, 2009, City Council adopted the
following recommendation:

PDC-0004-2009:

“That the Corporate Report dated December 9, 2008 from the
Commissioner of Planning and Building with respect to the “2008
Growth Forecasts — Mississauga Plan Review” be referred back to
staff in order to provide additional information including financial
impacts and other related matters, as discussed at the Planning and
Development Committee Meeting on January 12, 2009.”

In response to this direction, Hemson Consulting Ltd. was retained to
provide comments on the following two questions:

1. Should the growth targets for the Region of Peel contained in the
Growth Plan be revised?

2. What are the financial implications of selecting the High Growth
Scenario for the City of Mississauga?

Hemson Consulting Ltd. is uniquely qualified to address these matters
as they prepared the Greater Golden Horseshoe forecasts for the
Province, Mississauga’s growth forecasts and have been retained by
the Finance Division for the Development Charges By-law Review.
The response from Hemson Consulting Ltd. is attached as Appendix 1.
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COMMENTS:

Two Growth Forecast Scenarios Prepared

Two growth forecast scenarios were prepared by Hemson Consulting
Ltd. reflecting varying assumptions regarding growth. As Mississauga
has nearly completed its greenfield growth, most of the forecast
growth will be through intensification and redevelopment.

The lower Reference Scenario is what Hemson Consulting Ltd.
considers the most likely scenario for growth; whereas, the High
Growth Scenario would require a stronger demand for higher density

forms. To achieve the High Growth Scenario, policy and financial
investments to improve the City’s competitiveness for high density
development forms would be required. This includes the provision of

community services and investments in the public realm, including the
transportation system, parks, streetscapes, cultural amenities and the

arts.

The following table presents the results of the two growth scenarios.

Total Population 2006 — 2031

Including Net Undercoverage

Census Reference Scenario High Growth Scenario Difference
Year TOtal, Growth TOtal. Growth TOtal. Growth
Population Population Population
2006 698,000 - 698,000 - - -
2011 737,000 | 39,000 738,000 40,000 1,000 1,000
2016 753,000 16,000 757,000 19,000 4,000 3,000
2021 763,000 10,000 775,000 18,000 12,000 8,000
2026 773,000 10,000 793,000 18,000 20,000 8,000
2031 783,000 10,000 812,000 19,000 29,000 9,000
Total - 85,000 - 114,000 - 29,000
Total Employment 2006 - 2031
Reference Scenario High Growth Scenario Difference
Census Total Total Total
Year Growth Growth Growth
Employment Employment Employment
2006 431,000 - 431,000 - - -
2011 454,000 23,000 455,000 24,000 1,000 1,000
2016 479,000 25,000 483,000 28,000 4,000 3,000
2021 492,000 13,000 500,000 17,000 8,000 4,000
2026 498,000 6,000 509,000 9,000 11,000 3,000
2031 505,000 7,000 519,000 10,000 14,000 3,000
Total - 74,000 - 88,000 - 14,000
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The difference between the two growth scenarios is modest — 1,450
persons and 700 employees on an average annual basis which amounts
to a total of 29,000 persons and 14,000 employees by the year 2031.
In percentage terms, this represents an additional 3.7% population and
2.8% employment in 2031. On a population and employment base the
size of Mississauga’s, these differences would be within the margin of
error of any forecast scenario selected.

The High Growth Scenario Supports the Draft Strategic Plan

Mississauga has recently prepared a draft Strategic Plan that
developed a vision of the future for the City. Supporting this vision
are the following five Strategic Pillars for Change:

e Developing a Transit-Oriented City

e Ensuring Youth, Older Adults and New Immigrants Thrive
e Completing Our Neighbourhoods

e (ultivating Creative and Innovative Businesses

e Living Green

The High Growth Scenario supports Mississauga’s city-building
initiatives as envisioned in the draft Strategic Plan. Action 55 of the
draft Action Plan for the draft Strategic Plan states the following:

“We will increase the population target — use growth to fund
infrastructure. The City’s current population forecast of 768,000
for 2031 will not achieve the “complete” city objective. More
realistic population targets need to be developed and growth
directed to nodes and corridors in order to create the city we want.

’

This growth will assist in funding required infrastructure.’

The High Growth Scenario supports the vision contained in the draft
Strategic Plan by encouraging transit-oriented development in order
to support higher-order transit.

Cities are dynamic organisms that must continually renew
themselves to remain strong and vibrant. Without growth, cities
stagnate or decline as structures age and growth related revenue
streams are not available for reinvestment in municipal services and
infrastructure. In a low growth scenario, the existing property tax
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base would increasingly be expected to fund the replacement of
aging infrastructure.

As Mississauga moves into its second generation of development,
higher growth can support the vision that emerged through the “Our
Future Mississauga” engagement process. Creating a strong
downtown and a series of nodes and corridors that support transit
initiatives and create focal points for the City as a whole and for
communities within the City, was a theme that emerged. This will
support the existing resident population by providing a greater array
of services to allow for aging-in-place. It will also be important to
attract young adults and families that are making location and
employment choices based on the quality of life that is offered.

Mississauga is no longer in the greenfield market and is in
competition with other municipalities for higher density
development. This applies to both residential development as well
as employment, particularly office development. Previously,
Toronto was Mississauga’s principal competition, however, because
the Growth Plan requires all municipalities in the Greater Golden
Horseshoe to intensify, there will be greater competition for higher
density development. Mississauga is well positioned in this new
environment based on its strong economic base, residential
amenities, solid financial record and many municipal initiatives
such as higher-order transit.

To ensure the City’s success a number of actions are required.
Hemson’s report titled “Long-Range Forecasts City of Mississauga
2006-2031” dated December 2008 states that to achieve a higher
level of growth the following actions will be required:

= “Planning for community services will increasingly need to
cater to an aging population, including planning for better
transit service, health care and for better access and
mobility throughout the community,

» Financial planning will increasingly need to focus on
maintenance issues and the task of keeping in good repair
existing urban infrastructure. Key financial challenges will
include declining Development Charge revenue and a
shifting assessment base; and
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= [nvestment in the public realm will be critical. In order to
maintain — and enhance — the appeal of high density living,
all aspects of the urban environment will need to be well
maintained and upgraded, including the transportation
system (transit, roads and rail), parks, streetscapes,

2

cultural amenities and the arts.

To become the City of the 21* Century envisioned in the draft
Strategic Plan, growth will be necessary to fund municipal
investments that create a strong public realm, shift transportation
choices towards transit and attract new businesses in the creative and
knowledge economy and the resident labour force to sustain local
businesses.

Updating the Forecasts in the Province’s Growth Plan

The Growth Plan allocates a population of 1,640,000 persons and
870,000 employees to the Region of Peel in 2031. This forecast used
2001 Census of Canada results and, among the assumptions made, was
that this growth would be accommodated in 544,000 dwelling units.

Of central importance in the translation of dwelling unit forecasts to
population forecasts is the average household size. It was assumed
that household sizes would continue to decline as they have in the past
and that by 2006 the average household size in the Region of Peel
would be 3.13 persons per unit. By 2031, it was assumed that average
household sizes would be 2.88.

As Hemson notes in Appendix 1, rather than declining, the average
household size in the Region of Peel rose between 2001 and 2006.
Instead of 3.13, the average household size in 2006 was 3.21. While
such a difference may appear minor, across the entire housing base of
the Region of Peel in 2006, this difference results in an additional
population of approximately 30,000 persons.

Consequently, Hemson has also adjusted the forecast 2031 average
household size for the Region of Peel. Instead of 2.88 persons per
unit, the new forecast is 3.02. If this household size assumption is
applied to the 544,000 dwelling units originally used for the
Province’s growth forecasts, the resulting population would be
105,000 persons higher in the Region of Peel.



Planning and Building Committee -7- CD.03.MIS
March 10, 2009

The resultant population would be 1,745,000 instead of 1,640,000 as
in the Growth Plan.!

Hemson concludes that in light of the unexpected shifts in household
sizes “it would not be unreasonable to consider the relatively small
increase in the overall Regional target from 1,640,000 to 1,670,000 to
accommodate the City of Mississauga’s aspirations for higher growth
through greater intensification. The related small increase in the
employment target would be consistent with the higher population
target.”

Provincial staff has indicated that the growth forecasts contained in the
Growth Plan must be adhered to as they are part of the “Places To
Grow” legislation and that changes to these numbers will not be
considered at this time. They do, however, acknowledge that periodic
reviews of the forecasts are in order and have indicated that such a
review will be undertaken after the current round of official plan
conformity reviews.

Meeting the 40% Intensification Target for the Region of Peel

In the January 12, 2009 report titled “2008 Growth Forecasts —
Mississauga Plan Review”, it was noted that between 2016 and 2031,
40% of the Region of Peel’s growth must be accommodated through
intensification to comply with the Growth Plan.

Based on preliminary work undertaken by Regional staff, and
assuming Brampton and Caledon are allocated the amount of growth
they have forecasted, adoption of Mississauga’s High Growth
Scenario would be necessary for the Region to meet the Province’s
40% intensification target. Even with Mississauga’s High Forecast,
the Region only just meets its intensification requirements and for
some years growth will need to be reassigned to achieve the
intensification requirement.

With Mississauga’s Reference Scenario, the Region’s intensification is
in the mid-30% range. This would mean that some growth currently
assigned to greenfields would have to be reallocated to intensification
areas and would have implications for urban boundary expansions

'However, due to adjustments to the average household size, adjustments to the housing unit forecast are also in
order. The most likely outcome is that while population will be somewhat higher, housing production will be
somewhat lower. This would also have implications for the mix of housing type, and hence, final average household
sizes. The table on page 5 of Hemson’s letter shows these adjustments.
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currently being contemplated in Caledon. Further, it should be noted
that the Region’s total growth forecasts using either Mississauga’s
Reference Scenario or High Growth Scenario exceeds the Province’s
population targets for the Region of Peel. (See Appendix 2.)

Based on the above considerations, Regional staff favour
Mississauga’s High Growth Scenario. To address the matter of
achieving the Provincial target population and employment figures for
2021 and 2031, Regional and area municipal staff concur that the
existing municipal forecasts should be utilized but minor adjustments
to the timing of growth be made. For example, the forecasts prepared
by the area municipalities suggest that the Province’s 2031 population
target of 1.64 people for Peel will be achieved two or three years
earlier. Given the margin of error inherent in any forecast, such an
adjustment is reasonable.?

Regional staff also propose to add wording to their Official Plan that
would allow service and infrastructure planning studies to utilize
growth forecasts that may vary somewhat from those contained in the
Official Plan, in recognition that the underlying assumptions (e.g.,
household sizes) and pace of growth may change.

The Distribution of Additional Growth Within Mississauga

The assumption underlying the distribution of the additional growth
included in the High Growth Scenario is that it is distributed primarily
to the Downtown, nodes and corridors as identified in the Growth
Management Strategy. (See Appendices 3 and 4.)

The additional 29,000 persons forecast in the High Growth Scenario
are to be accommodated in an additional 11,300 dwelling units.
Approximately 6,400 units (57%) will be in the Downtown and nodes
- half to the Downtown and the other half distributed amongst the two
Major Nodes and ten Community Nodes.

The remaining additional 4,900 units (43%) would be located in
Neighbourhoods and in Urban Corridors. The results of the forecast
indicate that Neighbourhoods would accommodate 1,700 units (15%)
and Urban Corridors 3,200 units (28%).

* Additional discussion with the Province will be required to address the

discrepancy between the Regional and Provincial forecasts for 2011 forecasts.
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Dwelling Unit Growth 2011- 2031
Reference and High Growth Scenarios

16000 75000

uUGC Other Nodes Neighbourhoods Urban Corridors

’D Reference B High & Difference‘

The Growth Management Strategy proposes that neighbourhoods only
receive infill growth and limited redevelopment that is compatible
with their existing character. Where increases in density within
neighbourhoods are envisioned along corridors, however,
development is limited to four storeys unless specific policies indicate
another height restriction. Further, growth along corridors will be
required to be compatible with adjacent stable residential
neighbourhoods and be transit-supportive (e.g., in proximity to transit
services).

Concern was expressed that if growth were directed to the Downtown
and to nodes, additional growth would adversely impact the adjoining
low density residential areas. On the contrary, additional growth in
nodes is expected to be an asset to surrounding residential areas by
providing focal points for the neighbourhoods where a greater range of
services are available that can be readily accessed by a short trip,
including an easy walking or cycling trip. Also, the official plan will
be amended to take growth pressures off stable residential areas.

Additional employment growth associated with the High Growth
Scenario would be distributed in a different manner. Approximately
70% of the additional employment growth would be in the Downtown
(City Centre and Cooksville) or major employment growth areas
(Airport Corporate, Gateway, Meadowvale Business Park and the
Northeast Planning District). This growth would include office
development and diversified employment opportunities (e.g.,
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FINANCIAL IMPACT:

manufacturing). Employment growth in neighbourhoods is primarily
associated with population growth (e.g., service related employment)
and would be distributed to the same locations as additional
population growth.

Hemson Consulting Ltd. was asked to comment on the financial
impact of selecting the High Growth Scenario versus the Reference
Scenario. Their comments are based on “order of magnitude
observations” and are contained in Appendix 1. Highlights of their
comments are provided below.

= [t is unlikely that the City-Wide Engineering capital program would
have to be increased to accommodate the additional population. If
an increase would be required it would be entirely accommodated
by development charges and not require any additional capital from
the tax base.

= Development charge revenue at current rates does not fully fund
transit’s growth-related capital costs. However, the High Growth
Scenario would make an additional $18 million available that
would contribute to system requirements already required by the
lower Reference Growth Scenario. To maximize the development
charge funding an additional $1.8 million would be required to be
raised from the tax base or other non-development charge funding.

* For Recreation and Library services, additional capital could be
provided through development charges (approximately $33
million) and the 10% discount share from the tax base
(approximately $3.3 million).

= Additions to the Fire capital program could accommodate the
additional population contemplated in the High Growth Scenario
and, as such, no additional capital funding would be required.
(Finance staff note that we would likely not have enough
Development Charge Revenues to fund another new fire station
because the Fire reserve fund is in a negative position and is
projected to stay that way for the 10-year forecast period.)
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= Additional capital infrastructure and facilities will increase the
City’s operating costs and program-specific revenues. However,
per capita costs are unlikely to be higher and, for several services,
marginal net operating costs per capita could be lower. The
following impacts are expected:

- increased fare-box revenue from increased transit ridership would
marginally reduce the average net cost per capita of the transit
system,;

- marginal reductions to the average per capita cost of maintaining
the road system are anticipated given that the same road
infrastructure would be supported by a slightly larger tax base;

- the cost of operating the fire service would depend on the number
of additional crews required, however, average per capita net
operating costs are expected to remain similar to present
averages;

- although capital additions for soft services such as recreation and
library may be required, the per capita operating costs would be
somewhat lower due to more system users.

In summary, average net operating costs for services are expected
to be marginally lower in the High Growth Scenario that in the
lower Reference Scenario.

* Given that the additional growth is expected to largely be in the
form of condominium apartments and the assessment per capita
is higher for these units than other unit types, the property tax
revenue per capita would be marginally higher under the High
Growth Scenario.

* The marginally higher property tax assessment embodied in the
High Growth Scenario would marginally shift the Regional
apportionment toward Mississauga.

Based on the above considerations, Hemson concludes that “the fiscal
impact of the High Growth forecast would be only marginally different
than that under the Reference forecast”.
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CONCLUSION:

Two growth scenarios have been prepared for the City of Mississauga.
It is imperative that a decision be made regarding which scenario will
be supported. The growth forecasts are a necessary input to the
Development Charges Review. The existing Development Charges
By-law will expire in July 2009.

A decision on the growth forecasts is also critical for various official
plan reviews currently underway. Although the City of Mississauga
has asked for an extension to the June 2009 conformity deadline
established by the Growth Plan, the Province has requested that the
City adhere to the deadline. In discussions with the Province, it was
agreed to bring forward a conformity amendment to meet the June,
2009 deadline. That report is also scheduled for this meeting of
Planning and Development Committee.

The Mississauga Official Plan is largely in conformity with the
Growth Plan and with the recent preparation of the Growth
Management Strategy and various other studies an official plan
amendment that meets the remaining minimum requirements of the
Growth Plan is feasible. However, one outstanding matter is the
growth forecasts which must form part of the official plan amendment.

Mississauga forecasts are required for the Region of Peel Official Plan
which must also meet the June 2009 Growth Plan conformity
deadline. Should Mississauga select the lower Reference Forecast,
adjustments to greenfield expansions in Caledon may be required and
will have implications for the official plan studies underway in those
municipalities.

It is recommended that the High Growth Scenario be adopted. The
High Growth Scenario supports the vision in the draft Strategic Plan,
and other city-building initiatives, achieves the Regional
intensification requirement of the Growth Plan, and has marginally
higher financial impacts than the Reference Scenario.
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ATTACHMENTS: APPENDIX 1:Letter from Hemson Consulting Ltd. dated February
27,2009
APPENDIX 2:Growth Forecasts for the Region of Peel and Area
Municipalities
APPENDIX 3:Growth Management Strategy
APPENDIX 4:Reference and High Growth Scenarios

Original Signed By:

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: Angela Dietrich, Manager, Policy Planning
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