ATPREAN

TOWN OF CALEDON

PLANNING AND DEVELOPMENT DEPARTMENT
Policy Section

Report 2005-29

To: Mayor and Members of Council
From: Heather Konefat, Director of Planning and Development
Meeting: April 19, 2005

SUBJECT: PLACES TO GROW: DRAFT GROWTH PLAN FOR THE GREATER

GOLDEN HORSESHOE

RECOMMENDATION  Requires Action [X]  For Information Only [ ]

That the Council for The Corporation of the Town of Caledon:

1.

Adopt Planning and Development Report 2005-29 , Places to Grow: Draft Growth
Plan for the Greater Golden Horseshoe;

Direct that Planning and Development Report 2005-29 be forwarded to the
Ministries of Public Infrastructure Renewal and Municipal Affairs, the Region of
Peel, the Conservation Authorities and the Niagara Escarpment Commission as
the Town of Caledon's comments on the Provincial Government's Draft Growth
Plan for the Greater Golden Horseshoe;

Request the Province to revise the Draft Growth Plan for the Greater Golden
Horseshoe in accordance with the recommendations of this report, and especially
with regards to the following:

a) Rather than introduce another unnecessary level of planning in the form of
SAGS, the Province should indicate the results it want to achieve through the
GGH Growth Plan in the form of broad, high level policies and should make
official plans the most important vehicle for implementation of the Growth Plan.
SAGS are unsuitable for their intended purposes. Comprehensive, integrated
and long-term planning is best achieved through municipal official plans;

b) The same flexibility provided in Section 2.3.1 to smaller outer ring communities
in meeting intensification targets should be extended to smaller inner ring
communities as well;

c) Section 2.7.2(1) of the Draft Growth Plan should be revised by adding to the list
of criteria for boundary expansions, a consideration of the social impact of
growth and of community capacity to sustain growth;
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d) The Section 4.2 policies of the Draft Growth Plan in regards to The Natural
System are entirely duplicative of the policy framework of the Provincial Policy
Statement and official plans and should be revised to simply cross reference
the PPS.

e) Section 4.3 of the Draft Growth Plan needs to be revised to recognize the
increasingly transitional nature of the prime agricultural land of the so called
“Whitebelt” and needs to create additional land use opportunities to address
the special land use pressures that will be felt in the Whitebeilt.

f) Section 4.5.2(1) of the Draft Growth Plan should be revised to indicate that the
long term strategy for mineral resource management will be prepared on a
province-wide basis rather than just a GGH basis since significant contributions
to the supply of aggregates for the GGH come from outside the GGH,;

4. Request that the Province provide additional information concerning the following:

a) How the population, household and employment forecasts in Schedule 3 were
developed. This additional information should include clarification as to
whether the numbers are forecasts or whether they are, to some extent,
allocations; and

b) How the proposed density for designated growth areas in Section 2.6.2 is to be
understood. The Province also needs to demonstrate that the proposed
density is fiscally sustainable for municipalities;

5. Request that the Province add a policy to the Growth Plan that will enable projects
that have been justified in accordance with earlier municipal planning exercises,
and for which detailed, implementation oriented pianning has commenced, to
proceed without delays that might otherwise be caused by the new policy
framework of the Growth Plan; and

6. Direct Town Staff to continue to monitor matters associated with the Provincial
Government's Growth Plan for the Greater Golden Horseshoe and to report back
to Council, as necessary.

BACKGROUND

In February of this year the Provincial Government issued a Draft Growth Plan for the
Greater Golden Horseshoe called "Places To Grow: Better Choices. Brighter Future." ("the
Draft Growth Plan"). This Draft Growth Plan follows the release in July of last year of a
discussion paper on the same topic. The Town provided comments on the discussion
paper by way of staff report PR-04-72. The Province's discussion paper, and now the
Draft Growth Plan, are part of several initiatives which are purportedly in support of the
Provincial Government's goal of "stronger, better communities". These initiatives have
included the establishment of the Greenbelt Plan and the issuance of a revised Provincial
Policy Statement (“PPS”). The Province is also continuing to work on initiatives aimed at
further reforming the land use planning process and at enhancing source water protection.
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Much of what is in the Draft Growth Plan is the same as what was proposed in the earlier
discussion paper. The Draft Growth Plan continues to apply to the Greater Golden
Horseshoe ("GGH") consisting of the Greater Toronto Area (Toronto, Peel, York, Halton,
Durham) as well as Niagara, Haldimand, Brant, Hamilton, Waterloo, Wellington, Dufferin,
Simcoe, Kawartha Lakes, Peterborough and Northumberland. The Draft Growth Plan
continues to indicate that by 2031 Ontario will grow by more than four million people and
that most of these people will settle in the Greater Golden Horseshoe, that the Greater
Golden Horseshoe is already one of the fastest-growing regions in North America, and
that it is the economic engine of Ontario and Canada. The Draft Growth Plan also
continues to be structured around the issues of where and how to grow, what critical
infrastructure needs to be provided to support growth and what needs to be protected as

growth occurs.

The Draft Growth Plan however, does contain some new proposals as compared to the
earlier discussion paper. The most significant of these is the introduction of the concept of

Sub-Area Growth Strategies (SAGS).

This report comments on the Draft Growth Plan and addresses issues of relevance to the
Town of Caledon. The Province is indicating that it would appreciate comments by April
18, 2005. The Town has provided a letter from the Mayor advising that because of the
timing of our Council meetings, the Town’s comments on the Draft Growth Plan will be
slightly delayed beyond April 18, 2005. This report should be read in conjunction with the
Town's reports on the other Provincial planning initiatives and the Town's earlier report
commenting on the Places To Grow discussion paper.

DISCUSSION

In providing comments on the Draft Growth Plan, this report will generally follow the format
of the proposed Draft Growth Pian. However, because of the very significant concerns
this report has for the SAGS, and because the concept of SAGS is interwoven throughout
the other Draft Growth Plan policies, the SAGS portion of the Draft Growth Plan will be
dealt with first.

Sub-Area Growth Strategies

While the Draft Growth Plan provides broad, high-level policies to address growth related
issues, the Province will be relying on Sub Areas Growth Strategies to develop more
specific policies for five sub areas within the GGH. That part of Caledon that is not located
in the Greenbelt, Oak Ridges Moraine or Niagara Escarpment would be located in the sub
area of the GTA and Hamilton. The Draft Growth Plan indicates that the purpose of a
Sub-Area Growth Strategy is twofold. First, to address certain planning issues that require
a broader approach that crosses municipal boundaries. Secondly, to provide a way of
tailoring policies to the unique circumstances and needs of the sub-area. The SAGS are
to be developed by the Province jointly with municipalities and other stakeholders.

Comments

As the Draft Growth Plan points out, municipalities have expressed concems about the
problem of trying to apply a single Provincial policy across the whole of the Province and
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have asked for the ability to interpret such policies with a degree of flexibility so that they
might be tailored to local circumstances. The SAGS promotes the Province providing
more "direction to ensure proper and consistent consideration of the provincial interest
during local decision-making. The Province took away a large portion of what, arguably,
was too little flexibility for municipalities when they changed the requirement associated
with the PPS and the Greenbelt Plan from "must have regard for" to "shall be consistent
with". Now, with the SAGS proposal in the Draft Growth Plan, the Province is intending to

reduce that flexibility still further.

In addition, the SAGS are redundant in that they infringe on and duplicate what official
plans are doing as directed by the PPS. From a growth management perspective, the
Province intends to determine in the Draft Growth Plan what the population of Peel is
expected to be by 2031. Rather than introduce another level of bureaucracy via the
SAGS, it makes much more sense for municipalities to deal with their populations through
their Official Plan processes. Processes that are open to the public and administered by
duly elected Councils.

Furthermore, given the long list of items that the SAGS are expected to address, the
SAGS would have the potential to take a considerable amount of time to complete, yet
settlement area expansions will generally not be possible until such time as SAGS have
been completed. SAGS are expected, for instance, to address population distribution,
intensification, affordable housing, transportation and servicing infrastructure, boundary
expansions, identification and protection of both the natural system and the agricultural
system and waste management. SAGS are also suppose to be developed by the
Province jointly with not only municipalities, but also with conservation authorities and
other stakeholders. For municipalities like Caledon, which are at the beginning of the next
development cycle and have little room left for growth within the existing settlement
boundaries, the delay in developing SAGS will have serious consequences for managing
growth.

Where and How to Grow

Population, Household and Employment Growth Forecasts

The Draft Growth Plan indicates that the Ministry of Public Infrastructure Renewal
("MPIR") partnered with upper and single-tier municipalities to develop population,
household and employment forecasts for the GGH and its upper and single-tier
municipalities. These forecasts comprise Schedule 3 of the Draft Growth Plan and indicate
a substantially higher population for Peel Region than any other previous forecast. For
instance, the staff report associated with the recently approved Regional Official Plan
Amendment No. 8 forecast Peel's 2031 population at 1.524 million. The Draft Growth Plan
forecasts Peel's 2031 population at 1.640 million. The forecasts are not broken down
beyond the regional level. The policies in the Draft Growth Plan that are associated with
these forecasts say that the forecasts in Schedule 3 will be used as the basis for the
Growth Plan and that any preparation or updating of municipal official plans and municipal
growth studies will be based on the forecasts as refined by the SAGS.
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Comments

Insufficient information has been provided, particularly to area municipalities, so that the
forecasts which comprise Schedule 3 of the Draft Growth Plan can be fully understood.
The statement within the Draft Growth Plan that MPIR partnered with upper and single-tier
municipalities to develop the forecasts is incorrect since the forecasts were never properly
considered nor approved by Peel Regional Council. Moreover, area municipalities were
not permitted to participate in the process of developing these forecasts or commenting on
their appropriateness given local circumstances. This is a particularly serious problem
because aspects of the forecasts appear to suggest that to some extent they are not
forecasts, but rather, these “forecasts” are now firm allocations. Given this report's
difficulties with the concept of SAGS as they are currently envisioned by the Growth Plan,
the idea of refining the population, household and employment growth forecasts through
SAGS provides no comfort either.

Intensification and Compact Development

The Draft Growth Plan suggests that significant opportunities exist throughout the GGH to
accommodate a significant portion of future growth within existing built-up areas through
intensification. To that end, the Draft Growth Plan wants upper and single tier
municipalities in the "inner ring" to plan for a phased increase in intensification so that by
the year 2015 a minimum of 40% of all residential development occurring annually will be
within built-up areas. The inner ring is defined as the single tier municipalities of Hamilton
and Toronto, the upper tier municipalities of Durham, Halton, Peel and York, and the
lower-tier municipalities within.

Methods for achieving intensification requirements as described by the Draft Growth Plan
include redevelopment of brownfield and greyfield sites, the mixing of residential and
employment uses within a building, subdivision or neighbourhood, the creation of a mix
and range of housing types, including affordable housing, and through accessory
apartments.

The Draft Growth Plan also indicates that intensification can be more readily
accommodated within the larger urban areas of the inner ring rather than the smaller outer
ring communities and that, therefore, "flexibility in the distribution of the intensification
targets within the outer ring will be required to achieve the intensification objectives of this
plan".

Comments

The 2015 target date to achieve the 40% intensification requirement may inadvertently
discourage intensification in the meantime as municipalities, in effect, leave those
opportunities for later and press forward with expansion of the built up area to create a
larger base within which to subsequently achieve intensification. This may also be the
“path of least resistance” given general public resistance to intensification.

The Draft Growth Plan should acknowledge the importance of local community self
determination in building strong communities and should indicate that upper tier and area
municipalities jointly and single tier municipalities should plan to meet intensification
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requirements. In Peel it is the area municipalities that are in the best position to effectively
plan for intensification and for the Draft Growth Plan to suggest that the upper tier
municipalities should be responsible only invites unnecessary duplication.

In addition, while some opportunities may exist for mixing residential and employment
uses within the same building, subdivision or neighbourhood, it should be understood that
there is a balance to be achieved between intensification of this nature and the
fundamental planning principle that incompatible land uses should be separated.

Furthermore, just as there are smaller outer ring communities, there are smaller inner ring
communities and consequently, the same flexibility in meeting intensification requirement
provided to those outer ring communities should be extended to smaller inner ring
communities as well. For instance, Mississauga has a large built up area within which to
find opportunities for intensification and, increasingly, Mississauga's annual growth will
diminish as it approaches a built out state. Caledon, on the other hand, has only a small
built up area in which to find opportunities for intensification, but would be expected to
achieve the 40% intensification requirement nonetheless, while being expected at the
same time to accept much higher annual population increases in the future than it has
typically grown in the past.

Employment Areas

The Draft Growth Plan discourages the conversion of employment lands to other uses,
including conversion to retail, and discourages the introduction of uses into employment
lands that are not compatible with industrial facilities. The Draft Growth Plan says that
conversions will only be permitted through a comprehensive review and only after it is
demonstrated both, that the employment lands that are proposed for conversion are not
needed and that the conversion will not result in an expansion to a settlement area to meet
future employment needs.

Comments

As a general policy this is very supportable, however, some additional flexibility should be
introduced into the Draft Growth Plan to allow for conversion of employment lands to retail
where it can be demonstrated by the municipality that for a number of good planning
reasons including community structure, such conversion makes sense. For instance, the
Commercial Policy Review which forms part of the South Albion/Bolton Planning Process
may recommend that certain industrial lands with high visibility frontage on Highway 50 in
Bolton become commercial so as to complete what is becoming a retail power centre.

Designated Growth Areas - Greenfields

Designated growth areas in the Draft Growth Plan are lands that have already been
designated for growth in an official plan. The Draft Growth Plan suggests that land already
designated in official plans for growth can accommodate much of the anticipated growth in
the GGH through 2031 provided that development occurs at a higher density. The density
being proposed for the inner ring municipalities is not less than 50 residents and jobs per
hectare.
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Comments

While uncertain about how this conclusion of enough lands for growth was reached, it
must be understood not all approvals are in place for the populations/lands assigned in the
Official Plan. For example, Caledon adopted a growth management strategy through the
comprehensive process that culminated in the OPA 114 Ontario Municipal Board decision
approving this growth management strategy. The additional 7,500 population for Mayfield
West and associated land uses, including employment lands, was part of this previous
comprehensive process and has, accordingly, been included in the Caledon Official Plan
and the Regional Official Plan. Planning for this development has been underway for a
considerable length of time. It should be noted that the design principles which have been
endorsed by Council and which are guiding development of Mayfield West include
compact urban form, pedestrian orientation, a live-work emphasis, a mix of housing,
higher density housing, regard for the environment, and regard for energy conservation—
all of which are completely in accord with the thrust of the Draft Growth Plan.

Initial analysis of the feasibility of the 50 residents and jobs per hectare density for
designated growth areas indicated that it wasn't much higher than densities currently
being achieved. However, some indications now are that because of the interrelationship
between residential densities on the one hand and providing land for employment (jobs)
on the other, together with a very gross concept of the land area part of the equation, the
actual residential densities that may need to be achieved are nearly double current
residential densities. This proposed higher density raises concerns about urban form and
with ensuring that the resuiting mix of housing is fiscally sustainable for the municipality.
Until such time as the Province provides clarification of how its proposed density should be
understood, it is too early to indicate any kind of support for these densities.

Urban Boundaries

The Draft Growth Plan says that, based on a range of analysis, there is a sufficient supply
of unbuilt land within settlement areas in the GGH to accommodate the majority of growth
for approximately two development cycles. Accordingly, the Draft Growth Plan
discourages expansions to settiement areas and ties such expansions to a long list of
criteria including achieving compliance with population, household and employment
forecasts of the Growth Plan and achieving intensification targets. The proposed policies
also indicate that settlement area expansions will not be permitted prior to the completion
of a SAGS unless there is not sufficient vacant land available within the regional market
area to reasonably accommodate growth projected over the next five years.

Comments

The Town of Caledon has serious legitimate concerns about the Draft Growth Plan’s
population forecasts, about SAGS, about intensification and about proposed densities for
greenfield development. Changes to the Draft Growth Plan need to be made for Caledon
to support the proposed criteria used to evaluate urban boundary expansions. In addition,
the Town's earlier comments on the Places To Grow discussion paper indicated that the
list of criteria for boundary expansions should be expanded to also include the
consideration of the social impact of growth and of community capacity to sustain growth.
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