
Clerk’s Files  

 

Corporate 

Report 
Originator’s 

Files 

 
 

CD.01.REG 

DATE: January 25, 2011 

TO: Chair and Members of Planning and Development Committee 

Meeting Date:  February 14, 2011 

FROM: Edward R. Sajecki 

Commissioner of Planning and Building 

SUBJECT: Provincial Modifications to Regional Official Plan Amendment 24 

(ROPA 24) – Places to Prosper, An Amendment to Update 

Growth Management, Employment Areas and Greenbelt Policies  

 
 
RECOMMENDATION: 1. That the report titled “Provincial Modifications to Regional 

Official Plan Amendment 24 (ROPA 24) - Places to Prosper, An 

Amendment to Update Growth Management, Employment Areas 

and Greenbelt Policies,” dated January 25, 2011 from the 

Commissioner of Planning and Building, be received for 

information. 

 

2. That the report titled “Provincial Modifications to Regional 

Official Plan Amendment 24 (ROPA 24) - Places to Prosper, An 

Amendment to Update Growth Management, Employment Areas 

and Greenbelt Policies,” dated January 25, 2011 from the 

Commissioner of Planning and Building, be forwarded, by the 

City Clerk, to the Region of Peel, the City of Brampton, the Town 

of Caledon and the Ministry of Municipal Affairs and Housing. 

 

BACKGROUND: Regional Official Plan Amendment 24 (ROPA 24): Places to Prosper, 

An Amendment to Update Growth Management, Employment Areas 

and Greenbelt Policies is one of nine amendments that are part of the 

Peel Regional Official Plan Review (PROPR) and conformity 

exercise. It was brought forward to Regional Council on July 9, 2009. 
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Public open houses were held on September 8, 9 and 10, 2009. The 

formal public meeting was held October 8, 2009 and it was adopted by 

Regional Council on April 22, 2010. 

 

On October 27, 2010, the Region received the Minister’s Draft 

Decision on ROPA 24 which included two non-decisions and 110 

modifications (Appendix 1). Although a number of the modifications 

are either minor or technical in nature, others require detailed 

discussion. The non-decisions indicate that further information and/or 

work is required from the Region.   

 

The 180-day legislative timeframe for a decision was required, on or 

before, November 23, 2010. On November 25, 2010, Solmar 

Development Corporation (Solmar), the developer of the proposed 

Humber Station Villages Community Plan in the Town of Caledon, 

appealed ROPA 24 due to the fact that the Minister had not made a 

decision. Solmar has appealed five of the seven Regional Official Plan 

amendments that have been adopted by Regional Council to-date and 

has also appealed Official Plan Amendment 95, Mississauga’s 

conformity amendment. 

 

As a result of the ROPA 24 appeal, the Ontario Municipal Board 

(OMB) is now the approval authority for this amendment.  The 

Province has stated that they will continue to discuss the issues 

regarding this amendment and bring a position, including the resolved 

issues, to the OMB. 

 

PRESENT STATUS: The Province is requesting additional information from the Region 

regarding the two items of non-decision. Discussions are underway 

regarding the modifications. The final modifications to the amendment 

and the Province’s position on these are pending and were not 

available when this report was prepared. The purpose of this report is 

to provide an update on ROPA 24. 

 

COMMENTS: 1. Non-Decisions 

 

Population, Household and Employment Forecast 

 

The Province requires additional information on how the population 
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and employment forecast for Brampton and Caledon correspond to the 

existing land supply. They have requested a land budget in order to 

understand the land area required for the regional allocations. The 

Mississauga population, household and employment forecasts are not 

included in this non-decision and not modified in the Draft Decision. 

 

In a report titled “Regional Official Plan Amendment 24 (ROPA 24) 

Places to Prosper, Proposing Changes Related to Growth 

Management, Employment Lands and Greenbelt Policies – Report on 

Comments” discussed at the April 6, 2010 Planning and Development 

Committee, City Council supported the Province’s position on a land 

budget. The report stated a land budget would provide clarity 

regarding future greenfield expansions and would allow a detailed 

analysis of the infrastructure requirements and costs associated with 

those expansions. 

 

A greenfield land budget, which includes a revised takeout 

methodology, is being prepared by the Region. Discussions with 

Provincial staff continue on this requirement. Mississauga’s greenfield 

development is confined to a portion of Churchill Meadows. This area 

is to be developed at a density of approximately 80 residents and jobs 

combined per hectare. The proposed new Mississauga Official Plan 

includes a policy indicating that the City will achieve a greenfield 

density of 50 residents and jobs combined per hectare. This target is 

lower than the density in the remaining greeenfield area to allow for 

some transfer of density to the Ninth Line lands when they are 

included in the urban boundary as the takeouts for these lands may 

impact densities.  

 

Regional Employment Land Budget 

 

The Province is concerned that the method used in the Regional 

Employment Land Budget caused an over estimation of gross 

employment land needs. In discussions, the Region has indicated that 

the Employment Land Budget has not been over-estimated and it is 

anticipated that this will be communicated to the Province. A surplus 

of employment land might put pressure for conversion on designated 

employment lands in the City. 
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2. Key Provincial Draft Modifications 

 

Settlement Boundary Expansion Policies 

 

Several modifications to ROPA 24 policies relate to future settlement 

boundary expansions. They are: 

 

� intensification opportunities must be optimized before 

considering settlement boundary expansions; 

� greenfield density targets must be met before settlement 

boundary expansions can be supported; and, 

� a settlement boundary expansion can only be undertaken 

through a Regional Official Plan Amendment based on a 

Regional Municipal Comprehensive Review which considers 

opportunities for growth in the area municipal and regional 

market area.  

 

Mississauga has intensification opportunities that could exceed the 

intensification opportunities identified in ROPA 24 and extend beyond 

the 2031timeframe. It is unclear with the revisions to these policies 

whether or not these opportunities would be required to be realized 

prior to permitting a settlement boundary expansion. The 

modifications to these policies also require the regional greenfield 

target to be met before expansions occur.  

 

The Regional Municipal Comprehensive Review modifications require 

a broader examination of the growth opportunities in the area 

municipal and regional market area. Originally, ROPA 24 policies 

could have been interpreted to implement the allocated growth 

excluding considerations beyond individual area municipalities.  

 

These policies have implications for future greenfield expansions. In 

Mississauga, they would impact the expansion of the 2031 Regional 

Urban Boundary to include the Ninth Line lands. These could also 

impact expansion plans in the Town of Caledon. 
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Intensification and Greenfield Density Targets 

 

The Provincial modifications require the identification of 

intensification and greenfield density targets in ROPA 24 by area 

municipality. ROPA 24 included Regional greenfield density targets, 

Regional intensification targets and intensification targets by area 

municipality.  Mississauga supports intensification and greenfield 

density targets in the Regional Official Plan. The proposed new 

Mississauga Official Plan includes both greenfield density and 

intensification targets. 

 

The Provincial modifications also include a new policy which requires 

the area municipalities to establish minimum density targets for 

intensification corridors, urban nodes and major transit station areas. 

Mississauga has minimum intensification targets for urban nodes. 

Future studies will identify targets for intensification corridors and 

major transit station areas.  

 

Urban Growth Centres 

 

The Provincial modifications direct the area municipalities to delineate 

the boundaries of the Urban Growth Centres (UGC) and include 

employment uses in the list of uses in the UGCs. The Downtown City 

Structure element is Mississauga’s UGC has been delineated in the 

proposed new Mississauga Official Plan. Policy 5.3.3.2.1 in ROPA 24 

identifies commercial, office and major institutional employment uses. 

It is unclear what additional uses would be permitted by the addition 

of the reference to employment in this policy. Additional employment 

uses on lands designated business employment in Mississauga include 

manufacturing, assembly and warehousing operations, which are 

inappropriate in the UGC. The Region is seeking clarification on this 

issue. 

 

Floodplain Special Policy Areas 

 

A new policy on floodplain special policy areas (SPA) has been 

included in the Provincial modifications. This policy states that SPAs 

should not be intensified beyond what is currently provided in local 

official plans. It also includes a requirement to demonstrate that no 
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other alternatives exist if intensification is planned for these areas. 

 

Mississauga has two Regional Storm Floodline - SPAs. One is along 

the Dundas Street Corridor at Dundas Street and Dixie Road (Special 

Site 2) in the vicinity of the proposed Community Node. A study is 

underway to define the boundaries of this node which will need to 

account for this policy. The Region is also proposing SPA policies as 

part of a future amendment, Regional Official Plan Amendment 26 

(ROPA 26), which will address issues relating to conformity with the 

Provincial Policy Statement. The second SPA is at Dundas Street and 

the Etobicoke Creek. This policy could also have implications in the 

City of Brampton as a portion of Brampton’s UGC is within a SPA.  

 

Preserve Lands Around Lester B. Pearson International Airport 

 

A new policy directing Mississauga to protect and preserve 

employment lands around Lester B. Pearson International Airport is 

included in ROPA 24. The proposed new Mississauga Official Plan 

includes protection and preservation policies for the employment lands 

surrounding Lester B. Pearson International Airport.  

 

3. Additional Comments 

 

There are a number of modifications to policies which promote a 

stronger regional role and alter the onus from the area municipalities. 

These include but are not limited to: 

 

� 5.3.3.2.4 – new policy where the Region is to work with area 

municipalities to ensure development in UGC is consistent 

with the ROP; 

� 5.5.4.1.1 – policy to plan and designate greenfields; 

� 5.5.4.2.8 – new policy directing municipalities to plan for 

complete communities; 

� 5.5.4.2.9 – new policy directing municipalities to plan for 

phasing within greenfield areas; 

� 5.5.3.2.8 – new policy which requires minimum density targets 

in intensification areas; and, 

� 5.6.2.14 – new policy directing Mississauga to protect lands 

around Lester B. Pearson International Airport. 
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These matters are already addressed in the official plans of the area 

municipalities and/or are local planning matters. As such, the ROPA 

24 policies as originally proposed are preferred.   

 

 

STRATEGIC PLAN: ROPA 24 policies include allocations of population growth for 

Mississauga which do not support the intent of Action 17 increase our 

population target and use this growth to fund and support new 

infrastructure in the Complete our Neighbourhoods pillar of the 

Strategic Plan. The difference between the City Council adopted 

population forecasts and ROPA 24 allocations, however, is minimal 

for the horizons of 2021 and 2031.  

 

In addition, the Province is undertaking a review of its growth 

forecasts. This is anticipated to result in additional population for the 

Region of Peel which will again need to be allocated in a future 

exercise.   

 

FINANCIAL IMPACT: Not applicable 

 

CONCLUSION: The modifications to ROPA 24 impact all three area municipalities. 

The greatest impact to Mississauga will be in the 2031 Urban 

Boundary Expansion required for the Ninth Line lands and the 

potential surplus of employment land. Provincial request for a 

Regional land budget associated with the population is supported as it 

would provide clarity regarding future greenfield expansions. In 

regards to the Provincial modifications requiring a stronger role from 

the Region in the implementation of ROPA 24, the original policies 

are preferred.  

 

ATTACHMENTS: APPENDIX 1: Region of Peel Official Plan Amendment No. 24 – 

Minister’s Draft Decision 

 

 

 

 

Edward R. Sajecki 

Commissioner of Planning and Building 

Prepared By:   Emily Irvine, Planner 
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