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Norma Trim, Chief Financial Officer and Commissioner of Corporate Services
Janet Menard, Commissioner of Human Services

RECOMMENDATION
That Regional Official Plan Amendment Number 23 - Housing Policies, attached as
Appendix I to this report of the Commissioner of Corporate Services and Chief Financial
Officer and Commissioner of Human Services dated October 27,2009, titled "Peel Region
Official Plan Review (PROPR) - Adoption of Regional Official Plan Amendment Number
23 - Housing Policies" be adopted by Regional Council;
And further, that Regional Council deems that no further public meetings related to
Regional Official Plan Amendment Number 23 are required as per the provisions of
Section 17 of the Planning Act;
And further, that the necessary by-law be presented to Council for approval;
And further, that the subject report be forwarded to the Ministry of Municipal Affairs and
Housing (MMAH), the Cities of Brampton and Mississauga, the Town of Caledon,
municipalities adjacent to the Region of Peel, and those parties requesting notification;
And further, that notice of decision of Council's adoption of Amendment Number 23 be
given in accordance with the Planning Act.

a

e

The purpose of this report is to recommend that Regional Official Plan Amendment 2
(ROPA 23) be adopted by Council. The amendment is attached as Appendix I.
Planning staff has consulted extensively with the public, area municipal staff, interna
departments, conservation authorities, Provincial staff, aboriginal groups, the Niagar
Escarpment Commission, non-profit service providers such as supportive housin
providers, and the development industry.
A public meeting required under the Planning Act was held on September 17, 20
Statutory public open houses were held prior to the public meeting. The minutes of
public meeting are attached as Appendix Ill.
All comments received have been thoroughly considered and as a result changes hav
been made to draft ROPA 23, as summarized in this report and in further detail i
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DISCUSSION

1. Background
The purpose of this report is to provide a recommendation to Council respecting the
approval of Regional Official Plan Amendment 23 (attached as Appendix I) to add and
revise housing policies in the Region of Peel Official Plan.
On February 15, 2007, Regional Council held a Public Meeting to commence review of the
Regional Official Plan (ROP), as required by the Planning Act. On September 13, 2007,
Council endorsed a work plan to proceed with the review through the Peel Region Official
Plan Review (PROPR) process. This process addressed a number of legislative and policy
directions that have been introduced by the Province since the Regional Official Plan was
last reviewed in 2002 through the Regional Official Plan Strategic Update (ROPSU). The
work plan for PROPR identified 15 focus areas, including development of a Regional
Housing Strategy, through which the ROP is being reviewed to ensure conformity with
provincial legislation.
In addition, this report builds on previous work completed in 2004 through ROPA 1I that
resulted in 24 new human service policies and 13 amended policies related to location of
human service facilities, accessibility, mobility, affordable housing, and advancing health
promotion and disease prevention.
The policy recommendations in the draft Housing Strategy are one part of a larger set of
actions that include collaboration/partnerships, advocacy, monitoring, financial, and
education considerations. The policies and other proposed actions reflect four major goals
that were established as a result of the research into Peel's needs and trends. They relate
to an adequate and diverse housing supply; an affordable housing supply; housing access
and options for diverse and special needs groups; and sustainable, compact, and complete
communities.
Consultation and collaboration have been undertaken to review the housing policies. This
report brings forward proposed revisions to the ROP housing policies, which includes input
from a broad range of stakeholders, including the area municipalities, aboriginal groups, and
non-profit service providers through a major stakeholder consultation meeting, several
statutory open houses and a public meeting.
Regional staff is recommending adoption of Regional Official Plan Amendment 23 to:
e
e

e

e

Ensure the ROP is consistent with provincial policies, plans and legislation;
Support the work of the area municipalities by encouraging a range of planning tools to
address the housing needs of all residents.
Recommend opportunities for a full range of affordable, accessible, and appropriate
housing for Peel's diverse population
Respond to input from the area municipalities, the public, stakeholders, agencies, and
others.

2. Informing and Involving Regional Council

Over the past two years, Regional staff prepared regular reports to Regional Council and the
Inter-Municipal Planning Subcommittee on the PROPR. Regional and Area Municipal
Councillors were also invited to a Peel Housing Strategy Stakeholder Consultation Meeting
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on April 3, 2009 for input on the Regional Housing Strategy and proposed policies.
Discussion at this meeting was helpful in providing overall direction for refinement of these
policies.
Also, further consultation has been undertaken. Three open houses and a public meeting
were held thereby satisfying statutory requirements (as outlined in Section 3).
3. Public Consultation

Consultation with the public and stakeholders has been a cornerstone of the PROPR
process. The official circulation of draft ROPA 23 to appropriate agencies, the Province, the
area municipalities, and adjacent municipalities occurred on July 8, 2009.
Regional staff hosted three statutory open houses on September 8, 2009 at the City of
Mississauga Civic Centre, on September 9, 2009 at Brampton City Hall, and on September
10, 2009 at the Caledon Community Complex.
Regional Council hosted a statutory public meeting on September 17, 2009 to receive oral
and written submissions on draft ROPA 23. In attendance were members of the public and
representatives from the area municipalities, the development industry, non-profit
organizations, housing providers, and consultants. The public meeting commenced with a
presentation by staff to members of Regional Council and the public providing an overview
of draft policies contained in ROPA 23. Ten written submissions were received prior to the
public meeting and three oral submissions were made at the public meeting. Following the
public meeting, an additional four written submissions were received. Minutes of the public
meeting held on September 17, 2009 are attached as Appendix Ill.
A formal notice of the public meeting was published in the following newspapers having
general circulation in the Region of Peel. Notice requirements were given in accordance with
the Planning Act and Ontario Regulation 543106.
e

e

Brampton Guardian -August 26, 2009
Mississauga News - August 26,2009
Caledon Enterprise - August 27, 2009
Caledon Citizen - August 26,2009

4. Draft ROPA - Comments

Attached as Appendix II to this report is a table summarizing all comments received on draft
ROPA 23 and Regional staff responses to the comments. Presented below are the
highlights of those comments and staff responses.
a) Oral Comments

In total, three members of the public provided oral comments at the September 17, 2009
public meeting.

i)

Elizabeth Gormley-Cox, Resident

Ms. Gormley-Cox was concerned that draft ROPA 23 addresses mainly physical
policies, without adequate consideration that housing is not only a physical benefit,
but also a legal one. She notes to qualify for protection under various laws that apply,
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housing must meet certain requirements. The Provincial Policy Statement requires
municipalities to plan for and provide a range and mix of housing types, densities,
sizes and tenure to meet the needs of current and future residents. Matters related to
security and protection of tenants fall under other applicable law such as the
Residential Tenancies Act (RTA).
She also suggested the need to redefine the current criterion of affordability,
measured at 30 per cent of household income. The definition of affordable housing is
defined by the Province and there is a significant amount of households in Peel
spending 30% or more of household income on housing needs. Regional staff is
satisfied with this long-standing definition of affordability.
Ms. Gormley-Cox indicated that some housing categories identified in the RTA were
absent from the proposed policies and recommended the ROP definitions be
revisited and revised to include definitions in the RTA. Regional staff reviewed the
terms and definitions in the RTA and do not recommend including them in draft
ROPA 23 because many of the terms are commonly used such as rental unit, nonprofit housing co-operative, and residential complex. Other terms related to types of
homes (mobile park homes, land lease homes) in the RTA are not included in draft
ROPA 23 because the policies are meant to be general and high level to encourage
various types of affordable housing.
ii) Sam Ward, Resident

Mr. Ward highlighted various difficulties confronting blind and visually impaired
individuals when attempting to secure housing through private landlords in Peel.
One of his primary concerns was discrimination against blind tenants. Mr. Ward
suggested the need for programs to prevent the perpetuation of discriminatory
actions exercised by landlords, which pose great challenges for blind people to find
suitable housing. Mr. Ward's suggestion is unfortunately outside the scope of the
Regional Official Plan. The Region has proposed an objective (5.8.7.1.1) and policy
(section 5.8.7.2.1) to address issues related to socio-economic barriers such as
discrimination by introducing education strategies through collaboration with
stakeholders and encouraging all levels of government to address and remove
barriers.
iii) Shirley Vanden Berg, Resident

Ms. Vanden Berg voiced concerns regarding the abuse of paperwork dealing with
real estate, mortgages, tenancy etc. in the private housing sector. She suggested
the need for Peel Regional Police to adequately deal with reported accounts of fraud
and those abusing the system. Ms. Vanden Berg's suggestion is unfortunately
outside the scope of the Official Plan. Public education strategies mentioned in
response to Sam Ward's comments address discrimination issues.
b) Written Comments
In total, 14 written comments were received including 10 that were provided prior to the
September 17, 2009 public meeting.
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iv) Area Municipalities
For draft ROPA 23 Regional staff continued a strong working relationship with area
municipal staff in all aspects of policy development. Area municipal staff was
consulted throughout the process to ensure Regional and area municipal official
plans and responsibilities are coordinated and complement one another.
City of Brampton Comments
City of Brampton staff is generally supportive of draft ROPA 23 housing policies
especially relating to residential intensification and barriers to access housing. City
staff suggests revisions to certain sections and to clarify policy intent and
implementation. Brampton staff suggests incorporating housing targets on a Region
wide-basis without including area municipal targets and requests clarification on how
the targets would be implemented and monitored. City staff notes the significant
number of existing legal secondary suites in Brampton and that it may be more
appropriate to permit secondary suites in greenfield areas as opposed to existing
communities. Also, City staff is seeking clarification on the statutory basis for
implementing residential rental conversion and demolition policies. Brampton staff is
seeking clarification on who will be monitoring special needs facilities and if the
Province will be licensing and funding them. City staff suggests a review of minimum
distance requirements be performed in context of distribution of special needs
housing on a Region-wide basis.
City of Mississauga Comments
City of Mississauga staff generally support the policies proposed in draft ROPA 23
subject to further clarification and to address specific policies. City staff suggests
policies related to development of affordable housing on surplus Regional municipal
property and encouraging community agencies to develop affordable housing should
have regard to policies in area municipal official plans. Mississauga staff supports
the targets for social housing and overall targets for the Region but suggest the area
municipalities develop their own targets and remove the municipal targets from the
Regional Official Plan. Mississauga staff notes that draft ROPA 23 proposed policy
on exploring the potential of inclusionary zoning should be removed until the
Planning Act is amended to permit it. In addition, City staff suggests a number of
definitions such as single room occupancy and supportive housing are similar and
should be combined to simplify interpretation of policies.
Town of Caledon Comments
Town of Caledon staff is generally satisfied with draft ROPA 23 and note that specific
policy approaches in Brampton and Mississauga may not be appropriate or
applicable to Caledon. Since Caledon has mainly agriculture and rural uses with
several small communities, there may be more relevant and appropriate approaches
to achieving desired housing objectives. Caledon staff has similar comments and
suggestions for the housing targets as Mississauga and Brampton staff. Caledon
staff suggests policies on alternative development and design standards, regulating
conversion and demolition of residential rental units, and permitting special needs
type housing in areas subject to reasonable planning standards may not be
appropriate in Caledon.
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Regional Response to Area Municipal Comments
Area municipal staff generally support draft ROPA 23 and area municipal comments
were approved by their respective local Councils. The following are Regional staff
responses to area municipal comments.

In response to suggestions about removing area municipal housing targets from the
Regional Official Plan, Table 4 on housing targets has been amended to include only
Regional targets and a new policy has been developed to encourage the area
municipalities to implement housing targets that are attached in the Appendix of the
Regional Official Plan. Regional staff will work in close partnership with the area
municipalities to develop an implementation framework to achieve the Housing
targets. A methodology to monitor the housing targets will be developed in
consultation with the area municipalities in the next Region Official Plan Monitoring
Program review.
The Region is encouraging the area municipalities to permit secondary suites while
City of Brampton staff suggests permitting them only in specific greenfield areas
because there are already a significant number of legal secondary suites in
Brampton. No revisions are required to this policy as the area municipalities continue
to have the authority to permit secondary suites in appropriate areas within built-up
andlor greenfield areas.
For comments on residential rental conversion and demolition policies, Section 99.1
of the Ontario Municipal Act authorizes local municipalities to prohibit and regulate
both the demolition and conversion of residential rental properties containing six or
more units. The area municipalities can require the satisfaction of certain criteria
listed in the Act to approve the conversion or demolition of residential housing. The
section has been amended from "require" to "encourage" the area municipalities to
regulate the conversion of residential rental to ownerships units and criteria to
prohibit the demolition of existing residential rental units.
With respect to comments about who will be monitoring special needs facilities and
whether the Province will be involved in licensing and funding them, each type of
special needs housing facility has different requirements for funding and monitoring
the level of care from different levels of government. The area municipalities should
be defining each type of special needs housing in conjunction with different levels of
government to determine funding and monitoring requirements in their official plans
and/or zoning by-laws.
It was suggested a number definitions related to special needs housing be combined
to simplify interpretation of policies. The definition of emergency shelters, group
homes, boardingllodginglrooming houses, single room occupancy accommodation,
supportive housing, and transitional housing have been removed from the glossary
and consolidated in the special needs housing term as examples.
With respect to comments on reviewing minimum distance requirements, each area
municipality has unique housing needs and the Region is encouraging the area
municipalities to review minimum distance requirements in their own context and not
on a Region-wide basis. The intent of the policy is to ensure a range of housing
options.
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For the policy on inclusionary zoning, Regional staff removed references to exploring
its potential; however, the policy advocating the Province to explicitly provide
authority to use inclusionary zoning remains.
The Region is encouraging the area municipalities to implement alternative design
standards to encourage affordable housing development. However, a comment is
that such directives may not be appropriate. Regional staff recognizes that such
standards are the municipalities' responsibility to implement where appropriate.
v) Ministry of Municipal Affairs and Housing (MMAH)

MMAH requested the Region to provide more clarity on policy directions with respect
to the range and mix of housing to support affordable housing objectives, secondary
suites, and additional policy direction to support development of affordable housing.
More specifically, MMAH recommended that the Region define the number of
housing unit targets to be achieved in each municipality by residential density types
(low, medium, high density). In addition, the suggestion to incorporate minimum
housing unit targets in absolute units was noted in the Ministry's comments. MMAH
further recommended that ROP policies be amended to allow secondary suites "as of
right" for all new and existing illegal units. It was requested that the Region further
explore tools under the Planning Act, such as Regional Community lmprovement
Plans, to support the development of affordable housing in Peel.
The Region has been working closely with the area municipalities to determine the
appropriate role of the Region given the principles contained in the ROP and based
on our working relationship as articulated in the Matrix of Planning Responsibilities.
Many of the Ministry's suggestions would disrupt the positive relationship we have
developed in planning at the Region of Peel. Therefore, Regional staff is satisfied
that the policy clarity is appropriate and more policies can be contained at the area
municipal official plan level. In terms of targets, Regional and area municipal staff
agreed to display housing unit targets by percentages for reasons related to market
fluctuations that may impede the achievement of annual minimum targets if defined
in absolute numerical terms. With respect to the Ministry's suggestions on
secondary suites policies, the Region is committed to working closely with the area
municipalities to explore opportunities to introduce "as of right" secondary suites
policies contingent upon further research and subsequent findings on the impact of
existing and new suites to existing communities within each area municipal
jurisdiction. Policies regarding municipal tools to support an increase in affordable
housing supply, such as Community lmprovement Plans, will be addressed in ROPA
25.
vi) Niagara Escarpment Commission

The Niagara Escarpment Commission (NEC) had no objection to the proposed
amendment and further recommends that references to Niagara Escarpment Plan
(NEP) policies be included in ROP policies concerning secondary suites, to ensure
that the establishment of accessory structures complies with NEP policies where
applicable.
Regional staff considered NEC's comments and incorporated appropriate references
to relevant policies.
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vii) Development and Business Industry

A number of planning consultants submitted written comments on behalf of their
clients. More specifically, concerns were raised regarding the definitions of various
affordable and market housing categories displayed in the Annual Housing Targets
table (Table 4). Comments received also recommended that housing targets,
identified in Table 4, be included in the Regional Official Plan as guidelines instead of
legally binding policies. In addition, it was recommended a few policies be revised to
specify the appropriate planning area (i.e. regional market area) so the spatial
application of the policies is clear.
Regional staff acknowledges that there are issues with respect to the definition of the
various housing categories; these will be explicitly defined in collaboration with our
area municipal partners during implementation. Regional staff agrees that the area
municipal annual minimum housing targets should be guidelines and have appended
these targets to the appendix of the ROP. Finally, the proposed amendment has
been refined to specify the appropriate planning area of Peel Region in policies
outlined in comments received.
viii)

Consultation with Aboriginal Groups

Aboriginal groups were engaged and well-consulted during the PROPR process.
This involved developing a consultation list, research to identify potential land claims
and relevant treaties, individual letters to aboriginal groups to update them on the
PROPR, and circulation of draft ROPA 23 for comment.
In response to an invitation to several aboriginal groups with an interest in Peel
Region, one local Peel aboriginal group sent representatives to participate in the
April 3, 2009 Peel Housing Strategy Stakeholder Consultation Meeting to provide
insights and comment on draft policies. In addition, draft ROPA 23 was circulated to
aboriginal groups for comments in July 2009. To date, Regional staff received one
response from the Association of Iroquois and Allied Indians. The written response
indicated that the Association will not review and provide comments unless invited by
one of their member aboriginal groups specifically impacted.
Regional staff will continue to communicate, consult and engage aboriginal groups in
the PROPR process.
ix) Other Comments

Region of Peel Human Services staff commented on the need for diverse values
and preferences to be considered when designing and developing social housing
projects.
In response to these suggestions, Regional staff added a new policy which
emphasizes the need to consider and respect the diverse needs of residents in
designing and developing social housing projects.
Region of Peel Waste Management staff enquired about implications for waste
collection that stems from the possible introduction of alternative development and
design standards to encourage affordable housing development. Comments from
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Waste Management further highlighted the need to address the administrative and
cost implications associated with waste collection should existing secondary suites
be legalized and new suites be approved. Concerns regarding the work to update
procedures and route maps and issues regarding adequate staff resources required
to approve and inspect secondary suites were also raised.
Regional staff recognizes a range of multi-faceted issues will likely emerge from the
introduction of alternative development standards and the legalization of existing
secondary suites and approval of new units. Since the area municipalities are
responsible for implementing alternative development standards and secondary
suites policies and programs, the above comments will be shared with area
municipalities for their consideration during the planning process. Area municipal
staff will consult with Regional waste management staff when devising appropriate
strategies and protocols to bring municipal-initiated development standards and
secondary suites program into fruition.
Comments were also received from the general public regarding the need for
housing targets to be defined in every income decile. The housing targets for
combined affordable rental and social housing already address the most vulnerable
households making below $40,700 as this figure is derived using the Province's
affordable housing definition and therefore address all the deciles below this
amount. The minimum annual social housing target is 17% (of all new dwelling units
annually) in order to address the current social housing wait list. The achievement of
these annual minimum housing targets will be closely monitored in the 5-year
planning horizon as part of our Regional Official Plan Monitoring Program.
5. The Amendment

The final recommended amendment attached as Appendix I has been refined by Regional
staff based on oral and written comments received.
The changes from the draft amendment to the final recommended version are refinements
and do not constitute substantive changes. ROPA 23 maintains the same purpose and
intent as the initial draft amendment circulated for consultation in July 2009. Changes from
the draft amendment to the final recommended amendment were made specifically in
response to input received during the consultation stage of this draft amendment as outlined
in Appendix II. Other minor changes of an editorial nature, not listed in Appendix II, were
also made by Regional staff. The Housing policy section and its respective objectives and
policies have been renumbered as a result of new sections created from other ROPAs. As
such, no additional public meeting is required to obtain input on draft ROPA 23. Minutes of
the public meeting held on September 17, 2009 are attached as Appendix Ill and copies of
all written comments received on draft ROPA 23 are available in the Clerk's office.
The final recommended amendment proposes to amend the objectives, policies, figures,
tables and glossary in various sections of the ROP including:
Chapter 5 Regional Structure: Renumbered Section 5.8 - Housing;
Glossary; and
Appendix - List of Figures
The proposed ROPA 23, as amended and attached as Appendix I to this report, represents
good planning for the Region of Peel and appropriately implements Provincial policy with
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respect to housing as established by the Planning Act, Provincial Places to Grow Plan and
the Provincial Policy Statement.
6. Next Steps

Upon adoption of the amendment by Regional Council, notice of adoption will be sent to all
those requesting such notice as per the Planning Act and to the Ministry of Municipal Affairs
and Housing.
The amendment will be submitted to the Ministry of Municipal Affairs and Housing for
provincial approval. If there are no appeals, the amendment will come into effect and will be
incorporated into the Region of Peel's Official Plan. A new consolidation of the ROP will be
prepared after PROPR is completed, but copies of the amendment and a working draft
office consolidation of the ROP will be made available on the Region's website until such
time as a new consolidated ROP is prepared. (www.peelreaion.ca/~lannina/o~cial~lan/download.htm)
CONCLUSION

The Region of Peel must bring the ROP into conformity with Provincial policies, plans and
legislation. The adoption of this amendment fulfils the statutory requirement with respect to the
ROP's housing policies.
Regional staff has completed background research, extensive public consultation, including with
the area municipalities and aboriginal groups, one major stakeholder consultation meeting,
three open houses and a public meeting. The amendment has been revised based on
comments received. Given the above, staff recommends that Regional Official Plan Amendment
23 be adopted by Regional Council.

Norma Trim
Chief Financial Officer
and Commissioner of Corporate Services

t Menard
Commissioner of Human Services

Approved for Submission:

D. Szwarc, Chief Administrative Officer
For further information regarding this report, please contact
Arvin Prasad, director of Planning Policy and Research at extension 4251 or via email at
arvin.prasad@peelregion.ca or Janet Menard, Commissioner of Human Services at extension
4939 or via email at janet.menard@peelregion.ca
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