TowN oF CALEDON

PLANNING AND DEVELOPMENT DEPARTMENT
Policy Section

Report 2006-06

To: Mayor and Members of Council
From: Joanne Magee, Acting Director of Planning and Development
Meeting: January 24, 2006

SUBJECT: REVIEW OF PLACES TO GROW: PROPOSED 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 Policy Section Report 2006-06, Places to Grow:
Proposed Growth Plan for the Greater Golden Horseshoe;

2. Direct that Planning and Development Report 2006-06 be forwarded to the Ministries
of Public Infrastructure Renewal and Municipal Affairs and Housing, the Region of
Peel, the Conservation Authorities and the Niagara Escarpment Commission as the
Town of Caledon’s comments on the Provincial Government’s Proposed Growth
Plan for the Greater Golden Horseshoe;

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

a) The GGH Growth Plan should provide broad, high-level policy directions and
should make Official Plans the most important vehicle for implementing the
Growth Plan. Sub-area assessments are unnecessary for the most part, as they
duplicate Official Plans. Where sub-area assessments may have added value,
area municipalities should be involved in the process.

b) Filexibility should be provided in Section 2.2.6 to allow for the conversion of
employment lands to commercial uses where warranted by planning
considerations.

c) Section 2.2.8.3 of the Proposed Growth Plan should be revised by adding to the
list of criteria for settlement boundary expansions a consideration of the social
impact of growth and of community capacity to sustain growth;
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d) In Section 4.2.3, Mineral Aggregate Resources, the original intent of the long
term strategy proposed in the previous Draft Growth Plan to balance the need for
extraction with the need to minimize conflict with other land uses should be
reinstated, and the long-term strategy should apply on a province-wide basis.

4. Request that the Province provide additional information concerning how the
population, household and employment forecasts in Schedule 3 were developed.
Clarification should be provided as to whether the numbers are forecasts or whether
they are, to some extent, allocations.

5. Request that the Growth Plan address the issue of transition and that a policy be
added that will enable projects that have been justified in accordance with earlier
municipal planning exercises, and for which detailed, implementation oriented
planning 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 report back to
Council, as necessary.

BACKGROUND

On November 24, 2005 the Provincial Government issued a Proposed Growth Plan for
the Greater Golden Horseshoe called “Places to Grow: Better Choices. Brighter Future.”
(“the Proposed Growth Plan”). The Proposed Growth Plan is approved under the Places
to Grow Act, 2005. The Province has defined a public consultation period and will
receive comments on the Plan until January 27, 2006. The final Growth Plan will then
be presented to Cabinet for approval.

The Proposed Growth Plan was preceded by a discussion paper released in July of
2004 and a Draft Growth Plan released in February, 2005. The Town of Caledon
provided comments on the discussion paper by way of staff report PR-2004-72 dated
September 21, 2004 and on the Draft Growth Plan by way of staff report PR-2005-29,
dated April 19, 2005. The Proposed Growth Plan is one of several Provincial initiatives
in support of the Province’s goal of “stronger, better communities”. These initiatives
have included Bill 26, the Strong Communities (Planning Amendment) Act, the Greenbelt
Plan, a revised Provincial Policy Statement (“PPS”) and Bill 51, the Planning and
Conservation Land Statute Law Amendment Act that introduces reforms to the land use
planning process including reforms to the OMB.

The Proposed Growth Plan is similar to the previous Draft Growth Plan in many of its
elements and directions, but is now a more condensed policy document. The contextual
material introducing each chapter have been shortened or eliminated.

The growth projections for the Greater Golden Horseshoe and the upper tier and single
tier municipalities within it for the year 2031 have been retained and the Plan continues
to address the issues of:
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Where and how to grow
Infrastructure to support growth
Protecting what is valuable
Implementation and interpretation

The Province has introduced some changes in wording and approach that would appear
to be in response to public comments on the previous version. Some of these changes
respond to some degree to the Town of Caledon’s concerns, but a number of the Town’s
issues have not been resolved. Some of the changes have also generated new
concerns.

DISCUSSION

In providing comments on the Proposed Growth Plan, this report will generally follow the
format of the Town’s comments on the earlier Draft Growth Plan. This section of the
report will review the concerns identified in PR-2005-29, indicate any changes to the
Growth Plan that relate to these concerns and provide updated comments.

Sub-Area Growth Strategies (SAGS)

The previous Draft Growth Plan contained broad, high level policies to address growth
related issues and proposed that Sub-Area Growth Strategies (SAGS) be developed to
provide more specific policies for five sub-areas within the GGH. The area of Caledon
not located within the Greenbelt would be located within the sub area of the GTA and
Hamilton. The SAGS were to be developed by the Province jointly with municipalities
and other stakeholders, and were expected to address a long list of items including
population distribution, intensification, transportation and servicing infrastructure,
boundary expansions, identification of the natural system and the agricultural system
and waste management.

The Town of Caledon expressed serious concerns with the concept of SAGS. These
concerns related to the introduction of detailed direction by the Province in local decision
making and associated loss of local flexibility in applying Provincial policy. The
infringement of SAGS on the function of Official Plans, and the introduction of another
level of bureaucracy was also noted. A third concern was the considerable amount of
time that would be needed to complete the SAGS and the resulting delays to Caledon’s
planning and growth management initiatives.

Implementation Analysis

The SAGS have been deleted from the Proposed Growth Plan and replaced with an
Implementation Analysis process to be undertaken by the Minister of Public
Infrastructure Renewal. The Implementation Analysis consists of the following tasks:

1. Verify and delineate the built boundary (the edge of the developed urban area)
2. Assess the need for future designated Greenfield areas (lands designated in an
Official Plan for future development within a settlement area)
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3. Determine the scope and scale of urban growth centres
4. Undertake sub-area assessment to refine the policies of the Growth Plan at a
regional scale

The sub-area assessments will focus on the following areas:
e Regional economic assessment to guide planning for employment
e Refinement and phasing of the proposed transportation network
Water and wastewater servicing capacity and requirements to serve projected
growth
Identification of the natural system
Identification of prime agricultural areas

The sub-area assessments will result in refinements to the Growth Plan and generate
implementation strategies within each sub-area.

The work on the built boundary, designated Greenfield areas, urban growth centres, and
the sub-area assessments will be undertaken by the Minister of Public Infrastructure
Renewal in consultation with upper and single-tier municipalities. Other Ministers and
the upper and single-tier municipalities will be consulted on the sub-area assessments.

Comments

The Implementation Analysis described in the Proposed Growth Plan is preferable to the
SAGS in that it appears that it will not generate detailed policy plans for geographic
areas within the GGH that would duplicate Regional and Local Official Plans. However,
one of the functions of the sub-area assessments is to “inform implementation
strategies” at a smaller scale than the GGH. The Town’s concerns regarding the SAGS
may still be relevant as the Proposed Growth Plan does not indicate what these
implementation strategies consist of and how they may differ from the type of area-
specific plan that was proposed by the SAGS.

Regional and Local Official Plan policies should be the primary implementation vehicle
for the Provincial Growth Plan. As the new Official Plan policies for implementing the
Growth Plan would be subject to appeal to the Ontario Municipal Board, the Province’s
OMB reform initiative should address the implementation of the Growth Plan.

The Implementation Analysis is largely an unnecessary exercise. The proposed
mapping of the natural system, the prime agricultural areas and the built boundary is
redundant. This information is available in local and regional Official Plans, and is based
on extensive studies.

The designation of Greenfield areas for development is more appropriately done at the
local level within the framework of Provincial policy. The designation of Greenfield areas
should be based on local population forecasts, density calculations and environmental
and servicing considerations arising out of detailed and community specific planning
exercises such as Caledon’s South Albion-Bolton Community Plan.
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The Implementation Analysis will be undertaken by the Minister of Public Infrastructure
Renewal in consultation with other Ministers and with upper and single tier
municipalities. There is still no provision for consultation with local municipalities on
maiters with serious implications at the local level. Consequently, elected officials and
the public are afforded no opportunity to have input into the policies that will result, and
local knowledge and concerns will not be incorporated into the results.

Where planning responsibilities have been assigned to the Regions and single-tier
municipalities in consultation with local municipalities, the Regions should be granted the
authority to delegate these functions to the local municipalities. These instances
include: the development and implementation of official plan policies to achieve the
intensification target, and the minimum density target for Designated Greenfield Areas,
the development and intensification of transportation demand strategies and the
development of a housing strategy.

The Implementation Analysis may require considerable time to complete. The Town had
previously expressed concerns about delays to its ongoing planning processes that
would result from the need to develop the SAGS. The Implementation section of the
Growth Plan contains a policy that purports to address situations where the analysis and
assessment is not complete (5.2.1.9), but this policy is unclear and its implications
cannot be gauged. Therefore, the approach contained in the Implementation Analysis
has not allayed our concerns about timing and delays to the Town’s planning processes.

Where and How to Grow
Population, Household and Employment Growth Forecasts

The Draft Growth Plan contained Schedule 3, Distribution of Population, Households
and Employment for the Greater Golden Horseshoe 2001-2031 that showed population
forecasts for the GGH, the GTA and Hamilton and the Regions and single-tier
municipalities. The Town of Caledon had expressed concerns that the forecast for the
Region of Peel was substantially higher than any forecast generated by the Region.
There was also the concern that there was insufficient information concerning the
development of the forecasts, that the area municipalities were not permitted to
participate in the forecasting process and that the forecasts were never properly
considered or adopted by Peel Regional Council. It was noted that the numbers appear
to be firm allocations rather than forecasts. The proposed refinement of the forecasts
through the SAGS process was not reassuring due to the concerns about SAGS
generally and because the SAGS would have established population, household and
employment forecasts for lower-tier municipalities.

Comments
The Proposed Growth Plan continues to include Schedule 3 and consequently the

Town’s concerns about the process of developing the forecasts still apply. The 2031
forecast for Peel remains at 1.640 million.
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The new policies on the Growth Forecasts appear to soften the impact of the forecasts
by replacing the words “will be used as the basis for this Growth Plan for the GGH” with
“will be used as the basis for planning and managing growth in the GGH”. All reference
to refining the forecasts for sub-areas and establishing forecasts for lower-tier
municipalities has been removed. The forecasts are now to be reviewed in consultation
with the upper and single-tier municipalities.

The changes in the Proposed Growth Plan are a step in the right direction, although the
forecasts will still play a significant role in local planning as they will presumably be used
to define the designated Greenfield area and are to be used in developing intensification
policies. Our previous concerns about lack of lower-tier involvement in the forecasting
process would also apply to the proposed process for reviewing the forecasts.

Intensification and Compact Development

The minimum intensification target of 40% of development to occur within the built-up
area by 2015 has been retained in the Proposed Growth Plan. This target must be met
within each upper and single-tier municipality in the inner ring. Upper and single-tier
Official Plan policies for phasing in and achieving the intensification target for each upper
and single-tier municipality will be developed in consultation with lower-tier
municipalities. This policy development exercise will identify intensification areas and
the define minimum density targets for intensification areas, functions formerly allocated
to the SAGS.

Comments

The Town had previously expressed the need for local community self determination and
asked that area municipalities play a role planning to meet intensification targets. The
Proposed Growth Plan has introduced some positive changes in this regard. The
inclusion of intensification policies in upper and single-tier municipal Official Plans rather
than through SAGS and the involvement of lower-tier municipalities in the development
of these policies is preferable to the previous approach.

The Proposed Growth Plan continues to provide flexibility for outer ring municipalities in
that the Minister may permit an alternative minimum intensification target. The Town of
Caledon had previously identified the need for similar flexibility for smaller inner ring
municipalities. This remains a concern, although moderated somewhat by the
opportunity for the Town to participate in developing policies and targets for the Region.
The new Plan makes it clear that the targets must be met on a Region-wide basis and
not by every area municipality.

Employment Areas

The Proposed Growth Plan, like the previous Draft Growth Plan, includes policies to
discourage the conversion of employment lands to other uses. This can only be done
through a municipal comprehensive review. These policies are similar to those in the
Provincial Policy Statement. In its comments on the Draft Growth Plan, the Town of
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Caledon had asked for some flexibility to allow conversion of employment lands to
commercial uses based on sound planning reasons, such as community structure.

The Proposed Growth Plan has introduced some subtle changes in wording and
definitions that are of interest. The Draft Growth Plan used the PPS definition of
“Employment Areas” in its policy regarding the conversion of employment lands. The
Proposed Growth Plan refers to “Designated Employment Areas” and includes a
definition of this term. The definition in the Proposed Growth Plan clarifies the PPS
definition by specifically excluding major retail uses, but also introduces wording
changes whose purpose is unclear.

The definition of a “municipal comprehensive review” in the Proposed Growth Plan is
more general than the PPS definition of a “comprehensive review” used in the Draft
Growth Plan. The PPS definition lists a number of specific areas that the
comprehensive review must address, whereas the definition of the municipal
comprehensive review in the Proposed Growth Plan simply states that such a review
“comprehensively applies the policies and schedules of this Plan”.

The list of conditions for conversion of employment lands has been expanded to include:
demonstration of need for the conversion; no adverse effect on the intensification and
density targets; provision of infrastructure; and exclusion of “prime industrial lands” (not
defined). The need to demonstrate that the lands are not required for employment
purposes over the long term has been retained, but the requirement that the conversion
not result in an expansion of a settlement area has been deleted.

Comments

It does not appear that the flexibility regarding the conversion of employment lands that
the Town has requested is being provided. Further, the possibility of conversion
appears to be tied more closely to the provincial Growth Plan, which raises concerns
about timing of the implementation of the Town’s Commercial Policy Review and
Employment Land Needs Study.

The general intent of the definition of Designated Employment Areas in the Proposed
Growth Plan would appear to be the same as the definition of Employment Areas in the
PPS. It is unclear whether or not the wording changes to the PPS definition represent a
change in the intent of the policy. This should be clarified by the Province.

Designated Greenfield Areas

Designated Greenfield Areas are areas outside of the built-up area within settlement
areas and were previously called “Designated Growth Areas” in the Draft Growth Plan.
The need for Designated Greenfield Areas will now be defined by the Minister through
the Implementation Analysis. The minimum density target of 50 residents and jobs per
hectare in the Draft Growth Plan has not changed, although some clarification has been
provided. The target of 50 residents and jobs is a combined figure, and the density will
be measured over the entire Designated Greenfield Area in the upper or single-tier
municipality. Natural heritage features and areas excluded from development by
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provincial plans and policies will be subtracted from the Designated Greenfield Area for
the purpose of this calculation.

The Proposed Growth Plan introduces more specific requirements for development in
Designated Greenfield Areas. New development will be planned to create complete
communities which include employment, a full range of housing, schools, retail and
community services. Densities and urban form will support transit services.

Comments

The Town’s has expressed the concern that the actual residential densities in new
development would have to be significantly higher than the minimum density of 50
residents and jobs per hectare to meet the target, due to the need to provide
employment land and the nature of the land area being considered. The clarification that
the density target applies to the entire Designated Greenfield Area and that individual
developments will not necessarily have to meet the target, as long as there are other
higher density developments to compensate,n is helpful.

The clarification that the Natural heritage features and areas excluded from development
by provincial plans and policies will be not be factored into the calculation of density is
also helpful, but these exclusions are too limited. The areas excluded from the
calculation should include any lands that are not developable based on the
environmental policies of Regional and area municipal Official Plans and the policies of
the conservation authorities.

In principle, the requirements for community design for development in Designated
Greenfield Areas can be supported; the Mayfield West Community is being planned
using similar development principles. However, the Town's concerns about the fiscal
sustainability of higher densities and the associated housing mix have not changed. The
Fiscal Impact Analysis being undertaken as part of the South Albion-Bolton Community
Plan will identify the type of development that is fiscally sustainable for Caledon. The
Province should include a consideration of fiscal sustainability for municipalities in
setting minimum density targets and either ensure that the targets are fiscally
sustainable or ensure that municipalities are given adequate financial resources to
support these densities.

Settlement Area Boundary Expansions and Transition Provisions

In the Draft Growth Plan, the need for settlement boundary expansions was to be
determined through the SAGS process. With the elimination of the SAGS, the
settlement boundary expansion can only occur through a municipal comprehensive
review. The expansion cannot exceed the amount of Designated Greenfield Area
established by the Minister, and the timing and phasing of development cannot
adversely affect the achievement of the intensification and density targets.
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