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DATE: October 27, 2009

TO: Chair and Members of Planning and Development Committee
Meeting Date: November 16, 2009

FROM: Edward R. Sajecki
Commissioner of Planning and Building

SUBJECT: Regional Official Plan Amendment 24 (ROPA 24) — Places to
Prosper, Proposing Changes Related to Growth Management,
Employment Lands, and Greenbelt Policies

RECOMMENDATION: 1. That the proposed Regional Official Plan Amendment 24 - Places
to Prosper, Proposing Changes Related to Growth Management,
Employment Lands, and Greenbelt Policies, attached under
separate cover, be supported subject to the modifications identified
and detailed in Appendix 1 of the report titled “Regional Official
Plan Amendment 24 (ROPA 24) - Places to Prosper, Proposing
Changes Related to Growth Management, Employment Lands, and
Greenbelt Policies ” dated October 27, 2009 from the
Commissioner of Planning and Building.

2. That the report titled “Regional Official Plan Amendment 24
(ROPA 24) - Places to Prosper, Proposing Changes Related to
Growth Management, Employment Lands, and Greenbelt
Policies”, dated October 27, 2009 from the Commissioner of
Planning and Building, be forwarded by the City Clerk, to the
Region of Peel, the City of Brampton and the Town of Caledon.

BACKGROUND: The Peel Regional Official Plan Review (PROPR) is underway to
bring the Regional Official Plan into conformity with recent provincial
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initiatives and legislation. It is also the mandatory five-year review
required by the Planning Act.

A report titled “Peel Region Official Plan Review — Update” from the
Commissioner of Planning and Building which summarized the
PROPR process was brought forward to Planning and Development
Committee on January 12, 2009.

The PROPR work program was approved by Regional Council in
September 2007. It consists of 15 focus areas as illustrated in Figure 1
below. Mississauga staff have participated on working committees,
reviewed draft discussion papers and attended Regional workshops as
part of the PROPR process.

FIGURE 1:
Region of Peel Official Plan Review, 15 Focus Areas
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The results of the PROPR are intended to be implemented through
several Regional Plan Amendments (ROPAs). Regional Official Plan
Amendment 24 - Places to Prosper, Proposing Changes Related to
Growth Management, Employment Lands, and Greenbelt Policies
(ROPA 24) incorporates policies for Greenbelt Conformity, Regional
Forecasts, Growth Management, Employments Land, Strategic
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PRESENT STATUS:

COMMENTS:

Infrastructure Study Areas and Implementation. It was brought
forward to Regional Council on July 9, 2009.

Previous comments on ROPAs have been brought forward on:

e ROPA 23: Housing Policies (September 21, 2009);

e ROPA 22: Transportation Policies (June 29, 2009);

e ROPA 21 Regional Official Plan Amendment 21 Proposing
Changes to Natural Heritage, Agriculture, Air Quality and
Integrated Waste Management (May 4, 2009); and,

e ROPA 20 — Sustainability and Energy Policies (March 30,
2009).

The amendments, focus areas, and anticipated dates for the remaining
ROPAs to be brought forward to Regional Council are:

e ROPA 25 — Monitoring and Housekeeping (Bill 51 only)
(September 2009); and,

e ROPA 26 — Transportation Schedules and Housekeeping
(Fall 2009 to Winter 2010).

The proposed ROPA bundles and dates are guidelines. The timing and

grouping of focus areas may change as staff work through the PROPR
process.

The Region of Peel has requested comments on ROPA 24, attached
under separate cover.

1. ROPA 24: Places to Prosper
ROPA 24 revises and adds policies to the following areas:

e (Greenbelt Conformity — a new section is proposing policies
pertaining to the Greenbelt Plan;

e Regional Forecasts — new forecasts are proposed to a 2031
planning horizon which are based on the Growth Plan
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forecasts. These will be used to guide planning decisions
within the Region;

e Growth Management — A new set of policies to address
intensification and greenfield policies have been developed to
address the challenges of growth management;

e Employment Lands — Policies on employment and
employment lands consistent with the Growth Plan and the
Provincial Policy Statement (PPS) are included in this
amendment;

e Strategic Infrastructure Study Area — Adds planning and
protection policies for a conceptual multi-use linear corridor.
It is a response to the Growth Plan’s “Future Transportation
Corridor” which runs along the Caledon-Brampton border;
and,

e Implementation Policies — Adds policies which introduce a
health assessment tool and amends the provisions for a
Regional Official Plan Amendment.

Detailed comments are provided in Appendix 1 and summarized
below.

Greenbelt Conformity

The Greenbelt policies in ROPA 24 deal with the Provincial Greenbelt
conformity, which is limited to Caledon and a small portion of
Brampton. Mississauga is not within the Greenbelt. There are no
Greenbelt policies in ROPA 24 that apply to Mississauga and,
therefore, there are no comments in relation to this part of the

amendment.

Regional Forecasts

ROPA 24 amends the population and employment forecasts to
conform to the targets established in the Growth Plan. The combined
municipal population and employment forecasts for 2031 exceed the
forecasts in the Growth Plan for the Region of Peel which are
1,640,000 persons and 870,000 jobs.
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The 2031 population and employment forecasts in Table 3 of ROPA
24 do not correspond with Mississauga Council’s adopted Growth
Forecasts. Mississauga’s 2031 forecasts have been reduced by 5,000
persons and 6,000 jobs to 807,000 persons and 513,000 jobs as shown
in the table below.

ROPA 24
Adjustments of Mississauga Population and Employment Forecasts
Mississauga Region of Peel
Forecasts Allocations Adjustments

Population 738,000 738,000 0

2011 | Employment 455,000 455,000 0
Population 775,000 770,000 -5,000

2021 | Employment 500,000 500,000 0
Population 812,000 807,000 -5,000
2031 | Employment 519,000 513,000 -6,000

The Region of Peel’s forecasts are required to conform to the
population and employment allocations in the Growth Plan. The
population and employment forecasts in Table 3 represent a
proportional reduction of growth for each municipality. This method
is regarded as the most reasonable approach proposed to meet the
Growth Plan targets and the growth aspirations of all the area
municipalities. Staff will continue to monitor for changes which
might influence Mississauga’s ability to meet its City growth
initiatives; however, staff are also aware that the Region of Peel’s
forecasts are required to correspond with the population and
employment allocations in the Growth Plan. While, no reduction to
Mississauga’s forecasts would be preferable, the adjustments are
reasonable in these circumstances.

Staff have comments on the following issues in relation to the
Regional Forecast Policies in ROPA 24:
e phasing of development;
e lands adjacent to highways; and,
¢ land use policies and policies for the Urban Growth Centre and
Intensification Corridors.

ROPA 24 provides no direction regarding phasing of development and
how this will take place despite policies which speak to this issue
(5.2.1.3). Staff are requesting clarification on this.
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A policy proposing to preserve and protect lands adjacent to
highways, rail corridors, rail yards and major truck terminals for
employment lands and infrastructure uses (5.3.1.9) fails to consider
the diversity of the lands where these uses are located across the
Region. While staff agree with the underlying principle of this policy,
there are many areas of Mississauga with existing stable residential
development adjacent to highways and rail corridors. This policy does
not recognize this and should be revised to reflect the different land
use contexts across the Region.

Finally, there are a number of policies which deal with local planning
matters in relation to Urban Growth Centres (5.3.3.2.3 and 5.3.3.2.4).
These policies should be revised to reflect Regional responsibilities.
Selected Growth Management policies (5.5.1.6) regarding complete
communities and type and scale of development (5.5.3.2.7) also
extend into local planning responsibilities. The Regional Official Plan
should establish a Regional policy framework and local area
municipal plans should include detailed land use policies.

Growth Management

Generally, the Growth Management Policies proposed in ROPA 24
are supported, however, staff have concerns that there has been no
study to determine if the proposed density targets for lands around
transit station areas are appropriate. As well, this policy does not
reflect the diversity of contexts within the Region. Some of the transit
station areas in Mississauga, for example, are in the Parkway Belt
West and the proposed densities of 100 persons and jobs per hectare
could not be achieved. This policy should be modified to reflect local
circumstances.

Employment Lands

Clarification is sought on a number of the policies relating to
Employment Lands in ROPA 24. The introduction in this section
refers to employment growth by type (5.6). The association of this
with land uses is unclear. Staff are also inquiring what is intended by
a healthy activity rate (5.6.2.13).
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Staff do not support the proposed employment land density of 50 jobs
per hectare (5.6.2.13) for employment lands within the built-up area.
This is not a requirement of the Growth Plan. It has long been
recognized that existing employment lands have lower densities and
imposing this density target may lead to the development of
inappropriate uses in order to meet this target. Further, there has been
no study undertaken to determine the impact or achievability of this
policy (e.g. road capacity, destabilization of existing businesses). This
policy should be deleted.

Strategic Infrastructure Study Areas

A Strategic Infrastructure Study Area (SISA) has been identified in
ROPA 24 to coincide with a conceptual “Future Transportation
Corridor” identified in the Growth Plan. The SISA is a large east-
west corridor of land that runs in the vicinity of the border between
Caledon and Brampton. Staff have no comments on these policies,
however, continue to monitor for implications for north-south linkages
through the Region and implications for infrastructure.

Implementation

As part of the implementation policies proposed in ROPA 24, policies
pertaining to public health impacts are introduced. Although the City
of Mississauga supports the public health and urban form initiatives of

the Region, the work on an assessment tool identified in theses
policies (7.9.2.5) is ongoing and, as a result, these policies are
premature.

Glossary
Staff are asking for clarification of two terms included in this

amendment;

e ROPA 24 should define what is meant by Region
Intensification Corridor; and,

e the definition of the Airport Employment Lands should be
defined by major roads as employment district boundaries can
change.
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2. Provincial Comments

Comments on ROPA 24 have also been provided to Regional staff by
the Province. The Province has provided direction on the following
issues relating to ROPA 24:

e the role of the Regional Official Plan;

e population and employment allocations;
¢ intensification targets; and,

e boundary expansions.

Role of the Regional Official Plan
The Province has stated that one of the roles of the Region is to

provide sufficient and clear policy direction with respect to matters
assigned to the Region in the Growth Plan and PPS. The Region has
been asked to take a stronger role in relation to a number of policies
including:

e where growth should go within the Region;

e phasing strategies and monitoring programs to direct growth;

e type of development and redevelopment;

e new policies directing municipalities to include policies to
support pedestrian friendly environments and provide transit-
supportive opportunities for redevelopment, intensification
and mixed land use;

e the location of employment lands and what types of uses are
allowed;

e the role, function and preparation of Urban Growth Centre
policies;

e detailed policy direction with respect to servicing within the
Rural system; and,

¢ intensification corridors and major transit station areas,
including density targets.

Although Regional staff have not yet prepared a response to these
comments, a consequence of these may be that some matters which
typically have been delegated to the area municipalities may also find
arole at the Regional level.
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Population and Employment Allocations

The Growth Plan provides specific population and employment
allocations for the Region of Peel. The Province has stated that these
should not be modified. The ROPA 24 allocations exceed the
provincial forecasts by 5,000 persons and 5,000 jobs.

In addition, the Province commented that in assigning the forecasts,
intensification, redevelopment and greenfield opportunities need to be
fully considered. The forecast should accommodate growth in a
manner that optimizes the use of existing infrastructure by:

e maximizing opportunities for intensifying built-up areas in
(particularly in Mississauga and Brampton);

e creating more compact, complete and higher density
communities in designated greenfield areas; and,

¢ minimizing the need for boundary expansions.

Intensification Targets

The Provincial comments have a strong emphasis on maximizing
opportunities for intensification. In relation to the intensification
targets required by the Growth Plan, the Province has stated that there
are opportunities in the Region of Peel to exceed the 40%
intensification target. Further, they support higher density targets for
the Urban Growth Centre, especially in Mississauga.

In addition, Provincial comments state that information density targets
be established for intensification areas including intensification
corridors and major transit station areas and policies be included
regarding the intensification of employment areas.

In general, Mississauga supports the intensification policies in the
Growth Plan and have adopted policies which conform and in some
instances exceed these policies. However, City staff are of the opinion
that policies for intensification around major transit station areas
should be location-specific as there are limited opportunities for
densities around selected transit station areas in Mississauga. Finally,
the introduction of density targets in employment areas are a concern.
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STRATEGIC PLAN:

These targets may compromise other City objectives such as directing
office development to nodes and corridors in proximity to existing and
planned higher order transit facilities.

Boundary Expansions

A number of Provincial comments address the issue of expansions of
the built boundary. The policies state that the ROPA 24 exercise
should be used to determine if boundary expansions are required both
for the 2021 and 2031 forecasts. They state that the Growth Plan
requires that prior to a municipality expanding its settlement area
boundary it must undertake a municipal comprehensive review. As
part of this exercise opportunities to accommodate the forecasted
growth through intensification and in existing greenfields is to be
explored. The Province has commented that a number of the policies
in ROPA 24 could provide more clarity and direction on this issue.

3. Additional Comments

Although ROPA 24 addresses forecasted growth by the area
municipalities, a clear direction for growth in the Region is not
perceptible in this amendment. Sustainability was identified as an
overall theme for the Regional Official Plan in ROPA 20. A
disconnect seems to have resulted between this theme and other
amendments including the growth management policies proposed in
ROPA 24.

ROPA 24 policies regarding matters such as the allocation of
population and employment and density targets address the “Direct
Growth” Strategic Goal in the “Developing a Transit Oriented City”
pillar and the “Develop Walkable, Connected Neighbourhoods”
Strategic Goal in the “Complete our Neighbourhoods” pillar.

The Region’s allocation of population growth to Mississauga does not
meet Action 17 Increase our Population target in the City’s Action
Plan. Action 17 states that the City’s population forecast of 768,800
persons for 2031 will not achieve the “complete” city objective. It
also states that the City will need to develop population targets and
direct growth in a way that creates the City envisioned in the Strategic
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FINANCIAL IMPACT:

CONCLUSION:

ATTACHMENTS:

Plan including funding required infrastructure and required higher-
order transit. Despite this difference, the proposed reduction is a
reasonable approach that meets the Growth Plan targets. Staff will
continue to bring these issues forward through the Region’s Technical
Advisory Committee.

Not applicable

ROPA 24 amends and establishes policies for Greenbelt Conformity,
Regional Forecasts, Growth Management and Employments Lands, as
required by the Growth Plan, PPS and Greenbelt Plan. It also
establishes new policies for Strategic Infrastructure Study Areas and
amends its Implementation policies.

Generally, the policies in ROPA 24 can be supported. Modifications
to selected policies are suggested in the comments where the policies
extend to local planning matters. The 2021 and 2031 population and
employment forecasts do not correspond with Mississauga Council
adopted growth forecasts. Staff are aware that the Region of Peel’s
forecasts are required to correspond with the population and
employment allocations in the Growth Plan and while no reduction to
Mississauga’s forecasts would be preferable, the adjustments to
Mississauga’s population and employment growth is reasonable in
these circumstances.

Attached under  Peel Region Official Plan Review (PROPR) —

separate COVer:  Draft Regional Official Plan Amendment (ROPA
24) — Places to Prosper, Proposing Changes
Related to Growth Management, Employment
Lands and Greenbelt Policies

APPENDIX 1:  Summary of Comments

Original Signed By:

Edward R. Sajecki
Commissioner of Planning and Building

Prepared By: Emily Irvine, Planner
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APPENDIX 1: SUMMARY OF COMMENTS

ROPA 24 Policy

Regional Forecasts

Comments

Recommendation

4.2.1.2 To encourage population, household and There is no discussion of how household This should be clarified.
employment growth based on the objectives and | forecast have been derived or reduced to meet
policies outlined in Chapter 5. the Provincial forecasts. The methodology
used to determine the number of proposed
households needs to be discussed.
4222, Require an amendment to this Plan for changes | With this policy would the local area This should be clarified.
to the population, household and employment municipalities be required to include
forecasts shown in Table 3. household projections in their Official Plan?
4223 Use, in cooperation with the area municipalities, | The 2031 population and employment The policy could be supported with the recommended

among other factors, the population, household
and employment forecasts shown in Table 3 for
determining Regional services and establishing
land requirements to accommodate growth to
the year 2031. Forecasts beyond the

203 Iplanning horizon may be used for long-
term infrastructure planning studies undertaken
by the Region and/or Area Municipalities, as
long as they maintain consistency with the
Regional Population, Household and
Employment Forecasts located in Table 3 up to
2031.

Forecasts for Peel Region do not correspond
with Mississauga’s Council adopted Growth
Forecasts. Staff are aware that the Region of
Peel’s forecasts are required to correspond
with the population and employment
allocations in the Growth Plan. Combined
municipal forecasts exceed the Growth Plan
allocations. The population and employment
forecasts in Table 3 represent a proportional
reduction of growth for each municipality.
This method is regarded as a reasonable
approach to addressing the Growth Plan
targets.

In addition, population and employment
allocations in Table 3 exceed the Growth Plan
allocations for the Region of Peel. Comments
from the Province on ROPA 24 indicate that
the allocations in the Region Official Plan
need to be consistent with the population and
employment number of Schedule 3 of the
Growth Plan. As such, further reductions to
Table 3 will be required. The proportional
reduction methodology should be applied to
the additional reduction.

modifications.
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APPENDIX 1: SUMMARY OF COMMENTS

ROPA 24 Policy

Comments

Recommendation

53.1.2 To achieve sustainable development within the Sustainability within the urban system a
Rural System. desirable objective as well. Could this be

included?

5.2.13 To phase urban development within the 2031 How will the Region phase development? This should be clarified.
Regional Urban Boundary to ensure
development occurs in a well planned and cost-
effective manner and contributes to achieving
the Growth Plan intensification and density
targets and at the same time allowing
agricultural activities to continue as long as
possible.

53.19 Preserve and protect lands adjacent to highways, | This policy goes against many established This policy could be supported with the recommended
rail corridors, rail yards and major truck land uses in Mississauga and would result in a | modifications.
terminals for employment lands and number of non-conforming sites. This policy
infrastructure uses, where feasible.” should be modified to allow for flexibility

across the different land use contexts for these
lands across the Region.

5.3.2.1 Define the Urban System, as shown on Schedule | The Airport is referred by a different name in
D, to include: all lands within the 2031 Regional | this ROPA than it is in ROPA 22.

Urban Boundary including lands identified and
protected as part of the natural environment and
resources in the preceding chapters of this Plan,
Lester B. Pearson International Airport, and
Regional Urban Nodes Urban Growth Centres.
5.3.3.2.3  Examine jointly, with the area municipalities, The Regional Official Plan should provide a This policy could be supported with the recommended

Urban Growth Centres, addressing the
following:

a) the specific role of each Urban Growth
Centre context of the region and the Greater
Toronto and Hamilton;

b) the provision of opportunities for residents
work within the Urban Growth Centre;

high level policy framework for the two
distinct Urban Growth Centres in Peel. Land
uses within the Urban Growth Centre are local
area municipal responsibilities. This policy
should be amended to reflect these issues.

modifications.
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APPENDIX 1: SUMMARY OF COMMENTS

ROPA 24 Policy

Comments

Recommendation

5.3.3.2.4  Require the area municipalities to prepare, in a The Regional Official Plan should provide a This policy could be supported with the recommended
reasonable time frame if they have not already high level policy framework for the two modifications.
effectively done so, policies for the Urban distinct Urban Growth Centres in Peel. Land
Growth Centres that are identified in this Plan Uses within the Urban Growth Centre are
and consistent with the Growth Plan, addressing | local area municipal responsibility. The
the following: issues in (a) to (h) are local planning matters.
a) intended role and character of the centre; The Province has also indicated they are
supportive of the City of Mississauga’s Urban
b) the extent of the centre; Growth Centre policies striving to achieve
densities of between 300 to 400 residents and
c) the population and employment capacity jobs and have commented that the Region
objectives of the centre; should add policies to this effect in ROPA 24.
d) the location, type and density of land uses;
e) the achievement of a minimum gross density
target of 200 residents and jobs combined per
hectare by 2031 or earlier;
f) the nature of the streetscape, focusing on
pedestrian safety and security;
g) the transportation system to and within the
centre; and
h) compatibility with the characteristics of
existing communities.5.3.3.2.4.
5.3.3.2.7  Direct the area municipalities to identify Regional Intensification Corridors have not This policy should be clarified

Regional Intensification Corridors in their
official plans, where appropriate, consistent
with the policies in this Plan.

defined in the glossary.

Growth Management

5.5.1.6

To plan for and achieve complete communities
in Peel that are well-designed, offer
transportation choices, accommodate people at
all stages of life and have an appropriate mix of

The characteristics identified in this policy are
local planning matters. Could this policy be
revised to recognize this?

This policy could be supported with the recommended
modifications.
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