
 
THE REGIONAL MUNICIPALITY OF PEEL

PUBLIC MEETING
REVISED AGENDA

 
Date: November 4, 2021
Time: 1:00 PM
Location: Council Chamber, 5th Floor

Regional Administrative Headquarters
10 Peel Centre Drive, Suite A
Brampton, Ontario

Purpose: To hold a Public Meeting pursuant to Section 26(3) and 17(16) of the Planning Act, R.S.O. 1990,
as amended, to discuss the proposed Regional Official Plan Amendment (ROPA) required as part of the
Official Plan Review and Municipal Comprehensive Review (MCR). 
 
The meeting will be live streamed on http://www.peelregion.ca/. 

1. DECLARATIONS OF CONFLICT OF INTEREST

2. OPENING OF PUBLIC MEETING

3. CONFIRMATION OF NOTIFICATION

4. FURTHER NOTICE REQUEST

5. STAFF PRESENTATIONS

5.1. Peel 2051 Regional Official Plan Review and Municipal Comprehensive Review
(Oral) 
Presentation by Adrian Smith, Chief Planner and Director, Planning and Development
Services

6. PUBLIC PARTICIPATION (Oral Submissions)

6.1. Matthew Cory, Principal, Malone Given Parsons Ltd., on behalf of Brookvalley Project
Management Inc. 
Providing Comments on the Peel 2051 Settlement Area Boundary Expansion and Land
Needs Assessment Report



*6.2. Keith MacKinnon, Partner, KLM Planning Partners Inc., on behalf of Metrus Central
Properties 
Providing Comments on the Proposed Regional Official Plan Amendment Related to the
Lands Owned by Metrus Central Properties and the Proposed Land Designations within the
Regional Municipal Comprehensive Review Process (Presentation now available)

*6.3. Christine Fang-Denissov, Principal, Urban Strategies Inc., on behalf of SmartCentres Real
Estate Investment Trust (SmartCentres)
Regarding the Designation of Certain Properties Owned by SmartCentres as Employment
Areas as Identified in the Draft Regional Official Plan Policies and Mapping (Presentation
now available)

6.4. David Sylvester, President, Forks of the Credit Preservation Group Inc.
Regarding the Protection of Water Resources and Aggregate Extraction Policies as Part of
the Peel 2051 Regional Official Plan Review

*6.5. Paul Lowes, Principal, SGL Planning and Design Inc., on behalf of the Wildfield Village
Landowners Group
Providing Comments on the Peel 2051 Regional Official Plan Review and Municipal
Comprehensive Review (Presentation now available)

7. PUBLIC PARTICIPATION (Written Submissions)

7.1. Jason Afonso, Senior Associate, Glen Schnarr and Associates Inc., on behalf of the Alloa
Landowners Group
Letter dated October 6, 2021, Expressing Support for the Proposed Regional Official Plan
Amendment (Receipt recommended)

7.2. Balkaran Dhillon, Resident, Town of Caledon
Email dated October 9, 2021, Providing Comments on the Proposed Regional Official Plan
Amendment (Receipt recommended)

7.3. Sukhman Dhillon, Resident, Town of Caledon
Email dated October 9, 2021, Providing Comments on the Proposed Regional Official Plan
Amendment (Receipt recommended)

7.4. Himanshu Kumar, Resident, Town of Caledon
Email dated October 18, 2021, Providing Comments on the Proposed Regional Official Plan
Amendment (Receipt recommended)

7.5. Nancy Hurst, Resident, City of Hamilton
Email dated October 18, 2021, Regarding Notice of Minister's Zoning Order Request on 0
and 12035 Dixie Road Related to the Settlement Area Boundary Expansion (Receipt
recommended)

7.6. Aniket Saini, Resident, Town of Caledon
Email dated October 19, 2021, Comments on the Proposed Regional Official Plan
Amendment (Receipt recommended)



7.7. Abhishek Ganghas, Resident, Town of Caledon
Email dated October 19, 2021, Providing Comments on the Proposed Regional Official Plan
Amendment (Receipt recommended)

7.8. Sara Tavakoli and Kevin Gauthier, Residents, City of Mississauga
Email dated October 20, 2021, Providing Comments on the Proposed Regional Official Plan
Amendment (Receipt recommended)

7.9. Resident, Region of Peel
Email dated October 20, 2021, Regarding Economic Prosperity through Forced Population
Growth and Environmental Destruction (Receipt recommended) 

7.10. Jerry Kajfasz
Email dated October 21, 2021, Providing Comments on the Proposed Regional Official Plan
Amendment (Receipt recommended)

7.11. Mike Sahota, Resident, Town of Caledon
Email dated October 22, 2021, Providing Comments on the Proposed Regional Official Plan
Amendment (Receipt recommended)

7.12. Anil Joshi, Resident, Region of Peel
Email dated October 23, 2021, Providing Comments on the Proposed Regional Official Plan
Amendment (Receipt recommended)

7.13. Paul Takhar, Resident, Town of Caledon
Email dated October 25, 2021, Providing Comments on the Proposed Regional Official Plan
Amendment (Receipt recommended)

7.14. Rosemarie Humphries, President, Humphries Planning Group Inc.
Letter dated October 26, 2021, Regarding a Request for Urban Area Boundary Expansion
(Palgrave Settlement Area) Related to the Region of Peel Municipal Comprehensive Review
(Receipt recommended)

7.15. Judy Mabee, Belfountain Community Organization and West Caledon Communities
Aggregate Group
Email dated October 26, 2021, Providing Comments on the Proposed Regional Official Plan
Amendment (Receipt recommended)

7.16. Ancur Joshi, Resident, Region of Peel
Email dated October 27, 2021, Providing Comments on the 2051 Settlement Area Boundary
Expansion Plan (Receipt recommended)  

7.17. Mark McConville, Associate, Humphries Planning Group Inc., on behalf of Vincent and Carlo
Mastrogiuseppe
Letter dated October 28, 2021, Regarding a Request for Inclusion of the Property Owned by
Their Clients Within a Node/Centre Strategic Growth Area Related to the Region of Peel
Municipal Comprehensive Review (Receipt recommended)

*7.18. Jass Dhillon, Resident, Town of Caledon
Email dated October 29, 2021, Providing Comments on the 2051 Regional Official Plan
Review (Receipt recommended)



*7.19. Jessica Johal, Resident, Region of Peel
Email dated October 30, 2021, Providing Comments on the 2051 Regional Official Plan
Review (Receipt recommended)

*7.20. Christine Fang-Denissov, Principal, Urban Strategies Inc., on behalf of SmartCentres Real
Estate Investment Trust (SmartCentres)
Letter dated November 2, 2021, Regarding the Peel 2051 Official Plan Review and Municipal
Comprehensive Review, Designation of Certain Properties Owned by SmartCentres as
Employment Areas as Identified in the Draft Regional Official Plan Policies and Mapping
(Receipt recommended)

*7.21. Jennifer LeForestier, Resident, Town of Caledon
Email dated November 2, 2021, Providing Comments on the Peel 2051 Settlement Area
Boundary Expansion and Land Needs Assessment Report (Receipt recommended)

*7.22. Ryan Guetter, Executive Vice President, Weston Consulting, on behalf of Tullamore
Industrial Limited Partnership
Letter dated November 3, 2021, Regarding the Peel 2051 Official Plan Review and Municipal
Comprehensive Review (Receipt recommended)

*7.23. John Mallovy, Vice President, Corporate Real Estate, Rogers Communications Inc.
Letter dated November 3, 2021, Regarding the Peel 2051 Official Plan Review and Municipal
Comprehensive Review (Receipt recommended)

*7.24. Philip Stewart, Pound and Stewart Associates Limited, on behalf of La Ferme H&S Limited
Partnership
Letter dated November 3, 2021, Regarding the Peel 2051 Official Plan Review and Municipal
Comprehensive Review (Receipt recommended) 

*7.25. Jason Afonso, Senior Associate, Glen Schnarr and Associates Inc., on behalf of Bill
Newhouse, Landowner, Town of Caledon
Letter dated November 3, 2021, Regarding the Peel 2051 Official Plan Review and Municipal
Comprehensive Review (Receipt recommended)

*7.26. Kiranjit Kaur, Resident, Town of Caledon
Email dated November 3, 2021, Providing Comments on the 2051 Settlement Area
Boundary Expansion Plan (Receipt recommended)

*7.27. Ardas Nijjer, Resident, Town of Caledon
Email dated November 3, 2021, Providing Comments on the 2051 Settlement Area
Boundary Expansion Plan (Receipt recommended)

*7.28. Bahar Shadpour, Manager, Policy, Communications and Engagement Centre for Equality
Rights in Accommodation
Letter dated November 3, 2021, Providing Comments on the Proposed Regional Official Plan
Amendment Related to Housing and Inclusionary Zoning (Receipt recommended) 

*7.29. Kevin Bechard, Senior Associate, Weston Consulting, on behalf of Tarpa Construction Ltd.
Letter received November 2, 2021, Providing Comments on the Proposed Regional Official
Plan Amendment Related to Settlement Area Boundary Expansion (Receipt recommended)



*7.30. Marc De Nardis, Planning Associate and Michael Gagnon, Managing Principal Planner,
Gagnon, Waker, Domes, on behalf of Antonio and Raffaela Petralla, Landowners, Town of
Caledon
Letter dated November 4, 2021, Providing Comments on the Peel 2051 Official Plan Review
(Receipt recommended) 

*7.31. Maria Jones, Project Planner, Candevcon Limited 
Letter dated November 2, 2021, Regarding a Request for Municipal Conversion Review for
Certain Properties in the City of Brampton Business Employment Corridor and Lester B.
Pearson Operating Area (Receipt recommended) 

*7.32. Marcia Bryan, Chair, Cooksville ACORN, on behalf of Peel ACORN
Letter dated November 4, 2021, Regarding the Inclusionary Zoning Official Plan
Amendment, Zoning By-law Amendment and Draft Implementation Guidelines (Receipt
recommended) 

8. CONCLUSION AND CLOSING OF PUBLIC MEETING



November 4, 2021
Adrian Smith, Chief Planner & Director of Planning & Development 
Services

Statutory Public Meeting
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Public Meeting
• Forum for gathering feedback from the public, an important aspect of

planning
• Conducted in accordance with the Planning Act
• Receiving public input on the proposed Regional Official Plan Amendment

and Municipal Comprehensive Review (MCR)
• Changes apply to the entirety of Peel
• Province is the approval authority
• Ontario Land Tribute appeal rights limited to municipality

5.1-2



Notification 
• Statutory requirements for open houses and public meeting

notification have been met by providing appropriate notice to:
– notification list (those who have requested notice

through planpeel@peelregion.ca or at previous in-
person consultation events)

– prescribed bodies (as required under Ontario
regulations, includes municipalities, agencies,
stakeholders, utilities, etc.)

– Indigenous communities
– in four local newspapers
– social media
– community boards
– Website
– Peel Connects newsletter 5.1-3



Consultations 
• Over 60 engagement events including informal in-

person and virtual open houses, pop up events,
and open houses

• Feedback received through online surveys,
workshops, and targeted stakeholder, community
and Indigenous engagement sessions

• Latest open houses took place October 26-27

• Additional ask the planner sessions being planned for those unable to attend open houses/ 
public meeting

• Any materials received via email or through delegation will be considered and responded
to by staff

• Oral or written comment submissions will appear on agendas and minutes of reports and
as public record of the proceedings in compliance with the Municipal Freedom of
Information and Protection of Privacy Act

• Comments received since August and to November 30, 2021 will be considered in final
recommendation 5.1-4



What is a Regional Official 
Plan?

The Regional Official Plan is a long-term 
plan that provides policies and mapping 
that guide future growth. 

Peel 2051 will update the Official Plan to 
include updated and progressive policies 
that will apply to future growth in the 
Region.  

What is a Municipal 
Comprehensive Review?

A Municipal Comprehensive Review (MCR) 
is a process required by the Province.

An MCR results in a new official plan or 
official plan amendments requiring 
Provincial approval based on various 
policies (see diagram).

Background
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• Comprehensively update the Regional
Official Plan to conform to Provincial
plans, policies and legislation and
address Regional needs

• Address allocation of growth to 2051,
review Regional Structure, identify
Strategic Growth Areas and Employment
Areas, Settlement Area Boundary
Expansion and identify Agricultural,
Rural and Natural Heritage Systems

Purpose and Effect of Peel 2051
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Process to Date
We are here
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Peel 2051: Focus Areas Draft Policies

* Aggregates focus area proceeding separately as a staged policy review and ROPA.

Comprehensively address 
provincial plans and legislation, 
Regional priorities and a 2051 
planning horizon 
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Technical Studies

https://www.peelregion.ca/officialplan/review/_media/appendix-II.pdf 5.1-9

https://www.peelregion.ca/officialplan/review/_media/appendix-II.pdf


Peel 2051: Draft Policies 
• Statutory consultation on the draft Regional

Official Plan (October 2021 Consolidation)

• Comprehensive revisions, additions and
deletions introduced by the Peel 2051 Official
Plan Review found in:

 Chapter 1 – Introduction
 Chapter 2 – The Natural Environment
 Chapter 3 – Resources
 Chapter 4 – Growth Management Forecasts
 Chapter 5 – Regional Structure
 Chapter 6 – Services
 Chapter 7 – Implementation
 Glossary
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Peel 2051: Draft Schedules & Figures 
Schedules and Figures being carried forward, added, replaced, or deleted are a 
part of the Peel 2051 Official Plan Review statutory consultation
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Key Policy Themes
• Action against climate change
• Protecting and enhancing the

Region’s natural heritage, and
agricultural and rural landscapes

• Fiscally sustainable growth
• Healthy, complete development of

communities
• Increase affordable housing
• Changing economy and encourage

job growth
• Encourage active transportation
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Environment and Resources
Related Focus Areas

* Aggregates focus area proceeding separately as a staged policy review and ROPA.

Emphasize systems approach 
and integrate new policies on 
climate change across all 
themes
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Climate Change
• New climate change section

added with broad climate goals
and policy direction for
collaborative climate change
planning to reduce greenhouse
gas emissions, reduce
vulnerability, and increase
resilience and adaptation

• Climate change policies
embedded throughout key theme
areas of the Official Plan
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Water Resources 
• Updated Water Resource System

policies to identify, protect,
improve or restore vulnerable and
sensitive surface and ground
water

• New policies protect sources of
drinking water

• New requirements added for
stormwater master plans, low
impact development and green
infrastructure stormwater
practices
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Greenlands Systems 

• Transition from feature-based to
system-based natural heritage
system planning

• Ensure natural areas will be
planned to adapt to a changing
climate and provide residents
with clean air, water and
recreational opportunities

• Greenlands System mapping
updates are included
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Provincial Greenbelt Plans

• Policy revisions incorporate
recent updates to the Niagara
Escarpment Plan, Oak Ridges
Moraine Conservation Plan and
Greenbelt Plan and apply them to
the Regional and local context
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Agriculture and Rural Systems

• Incorporate an agricultural system
approach to protect Prime
Agricultural Areas and support
agriculture

• Identify a Rural System and designate
Rural Settlement Areas, Rural Lands
and Prime Agricultural Areas

• New definitions and permissions for
agricultural, agriculture-related and
on-farm diversified uses

• Provide policy direction respecting
rural servicing, lot creation and
cemeteries
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Growth Management
Related Focus Areas

Emphasize managing growth in a 
fiscally sustainable manner, 
providing affordable housing, 
responding to a changing 
economy, encouraging job 
growth, active transportation 
and ensuring the healthy 
development of our communities
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Growth Management
• Set the framework to guide how

Peel will accommodate new
population and employment
growth to 2051 to achieve a
fiscally sustainable complete
community

• Direct new growth to areas with
increased mobility

• Respond to the changing nature
of employment

• Designate Regional employment
areas

Municipal Growth Allocation 

2021 Estimate​ 2051​
Municipality​ Population​ Employment​ Population​ Employment​

Caledon​ 81,000​ 27,000​ 300,000​ 125,000​

Brampton​ 698,000​ 209,000​ 985,000​ 355,000​

Mississauga​ 799,000​ 500,000​ 995,000​ 590,000​

Peel 1,578,000​ 736,000​ 2,280,000​ 1,070,000​
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Land Needs Assessment 
Results 

**Draft Conceptual Settlement Area 
Boundary Expansion (SABE) -Additional land 

need
3,000ha of Community Area Land Need

1,400ha of Employment Area Land Need

Community Area Need
700,000 Additional People
271,000 Additional Units 

75% of additional people to be accommodated 
within existing areas

Employment Area Need
335,000 Additional Jobs

80% of additional jobs to be accommodated within 
existing areas

Existing areas are comprised of land within the 
delineated built-up-area and designated greenfield 

areas
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Employment
Areas 

• Designate
Employment Areas

• 48 Employment
Conversion Requests
considered
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Housing
• Strengthen and support policies for

a range and mix of housing options,
density, and tenure and increase
affordable housing

• Set strong needs-based targets

• Implement new tools and
mechanisms to encourage and
support new affordable housing

• Inclusionary Zoning policies in
Regional and Local Official Plans to
require a % of affordable housing
units in Major Transit Station Area
developments 5.1-23



Transportation

• Manage growth through a
balanced approach that shifts 50
percent of travel to sustainable
modes such as walking, cycling,
public transit, and carpooling

• Maximize the use of existing
transportation infrastructure to
ensure financial feasibility while
keeping people and goods moving
safely and efficiently
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Major Transit Station Areas (MTSA’s)

• Identify MTSAs in ROP
• Establish minimum density

targets for delineated “Primary”
and “Secondary” MTSAs

• Guide implementation planning
by the local municipalities to
support context appropriate
development

• Protect MTSAs for future transit-
oriented development
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Major 
Transit 
Station 
Areas
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Settlement Area
Boundary Expansion
• New 2051 Community Area (Designated

Greenfield Area) policies based on findings of
technical studies

• Staging and sequencing of development, efficient
provision of infrastructure, and financial
sustainability

• Ensure future community and employment areas
reduce resource consumption, energy use, and
carbon footprint of the built environment

• Mitigation of impact to agricultural areas

• Structure and approach for the provision of transit
to support the future development to 2051
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Draft Settlement Area
Boundary Expansion (Sept. 2021)

5.1-28



Rural Settlement 
Expansion Requests in the Greenbelt
• Several property requests

received for expansion into
Settlement Areas/removal from
the Greenbelt.

• Strict Provincial Policies do not
allow for the majority of the
requests to be included for
expansion.

• Two requests warrant further
study for potential future
expansion:

– Caledon Village (ID#3); 0
Charleston Side Road and
2785 Charleston Side
Road

– Inglewood (ID#48); 15344
Hurontario Street
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Cultural Heritage and 
Indigenous Engagement

• Improve linkages in policies between
cultural heritage and Indigenous
engagement

• Help support a sense of place,
community character, and Peel’s
environmental sustainability goals

• Improve recognition of Indigenous
communities in the Regional Official
Plan
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Other Policy Changes and Updates

• Policies that conform to the
Region’s long-term waste
management strategy and
changing Provincial waste
management policy framework

• Opportunities for including
broadband and pipeline
infrastructure policies

• Policies that will advance Regional
objectives surrounding diversity,
equity and inclusion

• Rural Settlement Area Boundary
Refinement
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Next Steps

September 23
Draft MCR Policies & 

Council Report 
Recommending 

Consultation 
Approved

Virtual Open 
House #1

October 26

Virtual Open 
House #2

October 27

Public Meeting 
November 4

2022

Winter
Final Staff 

Recommendation 
Report on MCR & 
Council Adoption

Spring
Submission to 

Province for Decision

Q4-Q1
Statutory Consultation 

Comment Review & 
Consideration

Summer
Provincial Review 

& Decision on 
MCR (120 days)

Provincial 
Conformity

July 1

Council 
Workshop

October 21
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Additional Information 

• Information available on www.peelregion.ca/officialplan/review
• Comments due no later than November 30, 2021

• Questions, request for notification and comments on Peel 2051 can be directed to
– EMAIL: planpeel@peelregion.ca
– PHONE: Virpal Kataure, Principal Planner 905-791-7800 ext. 4364
– MAIL: Planning & Growth Management, 10 Peel Centre Drive, Suite A, 6th Floor Brampton ON L6T 4B9

• To be notified of the decision of council, you must make written request to
– Kathryn Lockyer, Director & Regional Clerk
– EMAIL: regional.clerk@peelregion.ca
– PHONE: 905-791-7800 ext. 4502
– FAX: 905-791-1693
– MAIL: Regional Clerk, 10 Peel Centre Drive, Suite A 5th Floor, Brampton ON L6T 4B9

5.1-33
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V-01-100 2020/09

Request for Delegation

Please save the form to your personal device, then complete and submit via email attachment to council@peelregion.ca

Attention: Regional Clerk 
Regional Municipality of Peel 

    10 Peel Centre Drive, Suite A 
     Brampton, ON L6T 4B9

Phone: 905-791-7800 ext. 4582 
E-mail: council@peelregion.ca

FOR OFFICE USE ONLY

MEETING DATE YYYY/MM/DD MEETING NAME

DATE SUBMITTED YYYY/MM/DD

POSITION(S)/TITLE(S)

E-MAIL TELEPHONE NUMBER EXTENSION

NAME OF INDIVIDUAL(S)

NAME OF ORGANIZATION(S)

REASON(S) FOR DELEGATION REQUEST (SUBJECT MATTER TO BE DISCUSSED)

A formal presentation will accompany my delegation

Presentation format:

 Yes  No

Additional printed information/materials will be distributed with my delegation :  Yes  No  Attached

Video File (.avi,.mpg)

Note:
Delegates are requested to provide an electronic copy of all background material / presentations to the Clerk's Division at  least ten (10) 
business days prior to the meeting date so that it can be included with the agenda package. In accordance with Procedure By-law 
56-2019, as amended, delegates appearing before Regional Council or Committee are requested to limit their remarks to 5 minutes and
10 minutes respectively (approximately 5/10 slides).
Delegates should make every effort to ensure their presentation material is prepared in an accessible format.
Once the above information is received in the Clerk's Division, you will be contacted  by Legislative Services staff to confirm your 
placement on the appropriate agenda.

Notice with Respect to the Collection of Personal Information 
(Municipal Freedom of Information and Protection of Privacy Act)

Personal information contained on this form is authorized under Section 5.4 of the Region of Peel Procedure By-law 56-2019, as amended, for the purpose of
contacting individuals and/or organizations requesting an opportunity to appear as a delegation before Regional Council or a Committee of Council. The
Delegation Request Form will be published in its entirety with the public agenda. The Procedure By-law is a requirement of Section 238(2) of the Municipal Act,
2001, as amended. Please note that all meetings are open to the public except where permitted to be closed to the public under legislated authority. All
Regional Council meetings are audio broadcast via the internet and will be posted and available for viewing subsequent to those meetings. Questions about
collection may be directed to the Manager of Legislative Services, 10 Peel Centre Drive, Suite A, 5th floor, Brampton, ON L6T 4B9, (905) 791-7800 ext. 4462.
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140 Renfrew Drive, Suite 201 | Markham | Ontario | L3R 6B3 | T: 905 513 0170 | F: 905 513 0177 | mgp.ca 

Malone Given Parsons Ltd. (“MGP”) are the planning consultants for Brookvalley Project 

Management Inc. (“Brookvalley”), who manage six parcels of land totaling approximately 234 

hectares within Phase 2 of the Mayfield West Study Area in the Town of Caledon (the 

“Brookvalley Lands”). 

We have been monitoring the Peel 2051 Official Plan Review / Municipal Comprehensive 

Review process, including attendance at the Virtual Open Houses and review of the 

supporting studies and draft policies presented for review and comment held by the Region 

in Fall 2020. We met with Regional staff on February 17, 2021, to discuss our comments on 

the Region’s preliminary Settlement Area Boundary Expansion (“SABE”) and Growth 

Management work. Most recently, we attended the Virtual Drop-In Consultation Sessions 

hosted by the Region on July 29, 2021, and August 18, 2021.  

We have reviewed the Peel 2051 Draft Settlement Area Boundary Expansion Update and 

Revised Mapping as well as the Peel 2051 Land Needs Assessment Report. Our comments 

based on review of these documents are summarized below. 

First, we would like to thank staff for revising the Settlement Area Boundary Mapping to 

include the Mayfield West Phase 2 – Stage 3 portion of the Mayfield West Study Area, 

extending north to Old School Road and west to Chinguacousy Road, as “SABE Community 

Area” as shown in Attachment 1.  

We acknowledge that the Region’s SABE Report identifies that, as part of the comprehensive 

planning process, scenarios were evaluated that anticipate both the inclusion and exclusion 

of the GTA West Transportation Corridor.  

In the recommended Draft SABE mapping, the “SABE Community Area” hatching has not 

been applied to the areas within the Mayfield West Study Area that are contemplated to 

Matthew Cory 

905 513 0170 x116 

mcory@mgp.ca 

September 23, 2021 MGP File: 15-2347 

Regional Municipality of Peel 

10 Peel Centre Drive, Suite A and B, 

Brampton, ON L6T 4B9 

via email: adrian.smith@peelregion.ca 

Attention: Mr. Adrian Smith, RPP 

Chief Planner and Acting Director of Regional Planning and Growth Management 

RE: Peel 2051 Official Plan Review and Municipal Comprehensive Review  

Draft Settlement Area Boundary Revised Mapping and Land Needs Assessment 

Report  

Brookvalley Project Management Inc. 

Mayfield West Phase 2 – Stage 3, Town of Caledon 

6.1-2
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RE:  Comments on Revised SABE Mapping & Land Needs Assessment Report 

Mayfield West Phase 2 – Stage 3 

September 23, 2021 

Page 2 of 3 

accommodate the Province’s preferred route alignment of the GTA West Transportation 

Corridor. We believe this to be an inadvertent mapping error resulting from the removal of the 

GTA West corridor overlay. Therefore, in the corresponding area, the SABE Community Area 

designation should apply. 

To avoid the inadvertent creation of gaps in the settlement area, we request that the “SABE 

Community Area” hatching be applied to these lands, as shown in Attachment 1, to clearly 

identify them within the settlement area and allow for comprehensive planning and the 

delivery of a complete community regardless of the status of the GTA West Transportation 

Corridor.  

It is good planning to designate the settlement area boundary to known and logical 

boundaries, in this case that being the full extent of the Mayfield West Study Area to the 

existing boundary of Old School Road and Chinguacousy Road.  

It is conversely not appropriate, especially given its unknown status, to use the GTA west 

corridor as a boundary for delineating settlement boundaries. Using this uncertain feature to 

delineate settlement areas would result in an illogical settlement area that would need to be 

amended and further delay development should the GTA West corridor ultimately not 

proceed.  

As it relates to the Region’s Land Needs Assessment Report, we continue to request that the 

Mayfield West Study Area lands be included in their entirety in the phasing of growth to 2041. 

The Mayfield West Study Area (including Peel Planning Community Areas C30, C31 and C32 

in Appendix IV of Peel 2051 Land Needs Assessment Report) has a long history of planning 

and represents the logical completion of existing neighbourhoods and communities. Stages 1 

and 2, respectively Planning Community Areas C30 and C31, of the Mayfield West Phase 2 

Community are currently either under construction or proceeding through the development 

approvals process. The completion of the Mayfield West Phase 2 – Stage 3 community 

(Planning Community Area C32) should be prioritized in advance of newer expansion areas to 

allow for continuity in planning and the logical completion of the community. 

As such, we would request that the Region’s Community Planning Area – New Scenario to 

2051 tables (Appendix IV of Peel 2051 Land Needs Assessment Report) be respectively 

revised to reflect the phasing of growth proposed in Table 1, prior to these scenarios being 

presented to the Region’s Planning and Growth Management Committee. 

Table 1: Proposed Revisions to 2051 Scenarios - Community Planning Area C32 - MW-Ph3 

2026 2031 2036 

Peel 2051 Land Needs Assessment Report1 

Population 210 1,790 11,670 

Units 50 470 3,260 

Jobs 50 250 3,020 

Proposed Revisions 

Population 6,587 13,120 14,210 

Units 1,860 3,800 4,150 

Jobs 1,568 3,445 3,970 
1. Source - Appendix IV – Peel 2051 Land Needs Assessment Report
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RE:  Comments on Revised SABE Mapping & Land Needs Assessment Report 

Mayfield West Phase 2 – Stage 3 

September 23, 2021 

Page 3 of 3 

Other areas with a similar long-standing planning history and intention to accommodate 

growth, including the Bolton Residential Expansion Study Lands (ROPA 30), should also be 

prioritized in the phasing of growth in the Region to 2041, with newer expansion areas to 

follow as subsequent phases post-2041.  

A copy of our previous submission regarding the Region’s SABE and Growth Management 

work is included as Attachment 2 for reference. 

We would again like to commend staff on their efforts and look forward to working with you 

through the remainder of the Official Plan Review / Municipal Comprehensive Review process. 

If you have any questions or would like to meet to discuss the content of this letter, please do 

not hesitate to contact me. 

Yours very truly, 

Malone Given Parsons Ltd. 

Matthew Cory, MCIP, RPP, PLE, PMP 

Principal 

mcory@mgp.ca  

cc: Planning and Growth Management Committee, Peel Region 

Ed Sajecki, Town of Caledon 

Stephanie McVittie, Town of Caledon 

Frank Filippo, Brookvalley Project Management Inc. 

Nick Cortellucci, Brookvalley Project Management Inc. 

Attachment: 

1. MGP Proposed SABE Mapping

2. MGP Letter to Peel Region re: Comments on Peel 2041+ Official Plan Review – April

28, 2021
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Subject Lands

To be Included as
SABE Community Area

6.1-5
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Malone Given Parsons Ltd. (“MGP”) are the planning consultants for Brookvalley Project 

Management Inc. (“Brookvalley”), who manage six parcels of land totalling approximately 

234 hectares within Phase 2 of the Mayfield West Study Area in the Town of Caledon (the 

“Brookvalley Lands”) as shown in Figure 1. 

On behalf of Brookvalley, we have been monitoring the Peel 2041+ Municipal Comprehensive 

Review process, including attendance at the Virtual Open Houses and review of the 

supporting studies and draft policies presented for review and comment by the Region. We 

appreciate Regional staff meeting with us on February 17, 2021 to discuss our comments on 

the Settlement Area Boundary Expansion and Growth Management work completed to date. 

In reviewing the materials associated with Items 5.1, 5.2 and 5.8 of Planning and Growth 

Management Committee Agenda PGMC- 3/2021 (April 29, 2021) we note that a small portion 

of the northwest corner of the Mayfield West Phase 2 – Stage 3 lands have not been included 

in the Region’s settlement area boundary expansion mapping. Based on our meeting with 

staff and further discussions, it is our understanding the entirety of the Mayfield West Phase 

2 – Stage 3 lands are to be included within the Settlement Area Boundary Expansion. 

As a follow-up to the aforementioned meeting, we continue to request the following: 

1) That the Settlement Area Boundary be expanded to include the entirety of the Phase

2 – Stage 3 portion of the Mayfield West Study Area, extending north to Old School

Road and west to Chinguacousy Road; and,

2) That build-out of the Mayfield West Study Area and Bolton Residential Expansion

Study lands be prioritized in the phasing of growth to 2041, in advance of newer

expansion areas, to respect the timely delivery of complete communities and the

long-standing history of planning for these areas to accommodate future growth.

Matthew Cory 

905 513 0170 x116 

mcory@mgp.ca 

April 28, 2021 MGP File: 15-2347 

Regional Municipality of Peel 

10 Peel Centre Drive, Suite A and B, 

Brampton, ON L6T 4B9 

via email: council@peelregion.ca & adrian.smith@peelregion.ca 

Attention: Planning and Growth Management Committee 

AND 

Mr. Adrian Smith 

Chief Planner and Acting Director of Regional Planning and Growth Management 

RE: Comments on Peel 2041+ Official Plan Review  

Brookvalley Project Management Inc. 

Mayfield West Phase 2 – Stage 3, Town of Caledon 

6.1-6

Attachment 2

mailto:council@peelregion.ca
mailto:adrian.smith@peelregion.ca


RE:  Comments re: Mayfield West 2-3 Draft SABE & Growth Management Strategy April 28, 2021 

Page 2 of 4 

The Mayfield West Study Area was adopted by Town Council in September 1991 and 

approved by the Ontario Municipal Board (the “OMB”) in January 1997. Figure 1 below shows 

the Study Area and different phases.  

Figure 1: Mayfield West Study Area 

The Study Area was identified to accommodate future growth and development to support 

the “tri-nodal” approach to growth management taken by the Town of Caledon (the “Town”). 

Since that time, it has been the intent of the Town to round out the Mayfield West Study Area 

through a series of settlement area expansions to accommodate growth. To date these 

include the following: 

- In July 2006, the Town adopted Official Plan Amendment 208 (“OPA 208”) to

implement the policies of Regional Official Plan Amendment 17 for the settlement

boundary expansion to accommodate a population of approximately 9,000 in

Mayfield West Phase 1. OPA 208 was approved by the OMB in 2007.

- In June 2010, the Town adopted Official Plan Amendment 226 (“OPA 226”) which

confirmed the “tri-nodal” approach to growth and allocated approximately 12,148

people and 4,072 jobs to Mayfield West Phase 2. Based on provincial and regional

changes to growth allocation, the Town reduced the initial Mayfield West Phase 2

allocation, resulting in the staging of Mayfield West Phase 2 in two stages (MW2-1

and MW2-2). The OMB approved OPA 226 in June 2013.

- In November 2015, the Town adopted Official Plan Amendment 222 (“OPA 222”)

which expanded the Settlement Area Boundary to include MW2-1. OPA 222 was
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approved by the OMB in May 2017. 

- In July 2018, the Town endorsed the commencement of a local official plan

amendment for MW2-2. This process (referred to as Official Plan Amendment 255

(“OPA 255”)) is a Town-initiated amendment to support the Mayfield West settlement

area expansion to include the MW2-2 lands. Following the approval of O.Reg 362/20,

the Region adopted Regional Official Plan Amendment 34 (“ROPA 34”) to expand the

settlement area boundary to include the MW2-2 lands in the settlement area. ROPA

34 was approved in January 2021 by the Province. As a result of this approval, the

Town has recommenced the Official Plan Amendment Process for OPA 255 to

implement ROPA 34. It is anticipated that OPA 255 will be adopted by Town Council

in the Summer of 2021.

Based on the above, it is clear the Town has maintained a long-standing commitment to 

allocate growth and development to the Mayfield West community. The next logical 

settlement expansion is to include the Mayfield West Phase 2 – Stage 3 (MW2-3) lands to 

round out the Mayfield West Study Area and complete the community under development. 

While we appreciate that the Region, through their background work, has included the 

majority of the MW2-3 lands for settlement area boundary expansion. It is our understanding 

that the limit of the proposed settlement boundary expansion in this portion of Mayfield West 

was intended to align with the Province’s preferred route alignment of the GTA West 

Transportation Corridor. However, we note that the proposed settlement boundary expansion 

did not adhere to this principle throughout the entirety of the Mayfield West Study Area, and 

in other instances, the Settlement Area Boundary Expansion went beyond the GTA West 

Transportation Corridor alignment. 

It is our opinion that the boundary should be expanded to include the entirety of the MW2-3 

lands to allow for comprehensive planning and the delivery of a complete community 

regardless of the status of the GTA West Transportation Corridor. The inclusion of the entire 

MW2-3 lands in the settlement area would allow for comprehensive planning of the Study 

Area to continue to the next logical edge or road boundaries (Chinguacousy Road and Old 

School Road), consistent with the Town’s historical commitment. As part of the 

comprehensive planning process, consideration should be given to options that anticipate 

both the inclusion and exclusion of the GTA West Transportation Corridor to ensure timely 

completion of this portion of the Mayfield West community. It is prudent that the current 

Municipal Comprehensive Review process not neglect the historical municipal land use 

planning policies and initiatives by the Councils of the Town of Caledon and Region of Peel. 

Furthermore, given the long-standing history and planning for the Mayfield West Study Area, 

it is our opinion that these areas should be prioritized in the Region’s phasing of growth and 

development to ensure the timely delivery of complete communities with logical boundaries 

and to recognize the tremendous amount of effort that has gone into planning for growth in 

this community since the 1990s.  

In our opinion, the Mayfield West Study Area and other areas with a long-standing planning 

history and intention to accommodate growth, including the Bolton Residential Expansion 

Study lands, should be prioritized for build-out as the first phases of growth in the Region to 
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RE:  Comments re: Mayfield West 2-3 Draft SABE & Growth Management Strategy April 28, 2021 

Page 4 of 4 

2041, with newer expansion areas to follow as subsequent phases. This phasing of growth 

would allow for the necessary planning and servicing solutions to be completed for newer 

expansion areas while expediting the delivery of housing in already planned communities to 

support the Province’s objectives to deliver an increased housing supply.  

We thank you for the opportunity to provide input and look forward to working with you and 

your staff throughout this process. If you have any questions, or would like to meet to discuss 

the contents of this letter, please do not hesitate to contact me. 

Yours very truly, 

Malone Given Parsons Ltd. 

Matthew Cory, MCIP, RPP, PLE, PMP 

Principal 

mcory@mgp.ca  

cc: Sylvia Kirkwood, Town of Caledon 

Mayor and Members of Council, Town of Caledon 

Frank Filippo, Brookvalley Project Management Inc. 
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    10 Peel Centre Drive, Suite A 
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FORKS OF THE CREDIT PRESERVATION GROUP 

www.fcpreservation.ca            board@fcpreservation.ca 

Peel 2051  OP –  Comments for Public Meeting - 4 November,2021 

• Water Resources in Caledon:  The Upper Credit River sub watersheds (in particular, #16,
17 and 18) are facing growing adverse impacts due to aggregate strip mining and other
development pressures. Cumulative impact studies are essential to properly assess and
prevent depletion of our water resources. Additionally, cumulative impact studies
should be a requirement for new or expanded aggregate license applications.

• Peel OP – Performance Measurement, Reviewing and Updating:   Policy # 7.10.2.7:
Monitor, jointly with the area municipalities, aggregate resource extraction operations
within the Region to determine their social, economic, and environmental impacts, the
cumulative effects of resource extraction, the effects on transportation and road facilities,
and the effectiveness of rehabilitation activities.

Regrettably, this policy which includes a clear commitment to monitor the cumulative effects of 
resource extraction, among other things, has not been undertaken.               

• Permits to Take Water: The current system for Permits to Take Water is problematic.
Currently, the largest category of these permits in the Upper Credit River Watershed is
the aggregate industry, which takes 20% of the water.  The system is now set up to be
self-monitored. Our region requires better protection of water resources.

• Extraction Below the Water Table: Recent Provincial Policy Statement (PPS) revisions
have blocked municipalities from exercising control over depth of aggregate extraction.
This responsibility is now managed by MNRF, which has a history of facilitating
aggregate industry activities. We request that the Region strengthen ground and surface
water policies to help compensate for this loss of municipal oversight.
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Forks of the Credit Preservation Group Inc. 2 
 

• Minimum Separation Distances:  We understand this component of land use planning 
applies in a reciprocal manner to virtually all Class III industrial facilities. One exception 
to these guidelines for Ontario can be aggregate strip mines. This has resulted in the 
predictable and problematic encroachment of incompatible land uses between 
aggregate operations and thousands of local residents in Ontario. We request that the 
revised Peel Region OP incorporate reciprocal, minimum separation distances between 
aggregate pits and sensitive receptors. Even more importantly, we are requesting these 
same policies, but with larger distances, apply to blasting quarries.  
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Wildfield Village
Settlement Area Boundary Expansion
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• SGL represents the Wildfield Village
Landowners Group

• Approximately 329 ha of land
• Located between Bolton and Tullamore
• SABE Study includes Wildfield Village as

“Community Lands”
• Represents a logical westward expansion of

Bolton
• Easily serviced with extensions of water

and wastewater infrastructure Recommended Draft SABE Concept Map (September 2021) 

Development Context 

Subject
Lands
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Wildfield 
Village 
Concept 

Mixed-Use 
Village Centre

Grid System of Streets 
Linked to the Existing 
Regional Street Network

Approx. 6700 New Residential Units

Nearly 21,000 New People and Jobs

Achieves Density of 65 Residents and 
Jobs/ha

Medium Density 
Residential Along 
Community Edges

Central Neighbourhood Park
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• Wildfield Village is ideally situated to create a complete community
that meets the growth demands of the Region and Town

• Wildfield Village Landowners Group is supportive of Staff direction
that identifies their lands within the SABE as “Community Lands”

• Wildfield Village represents a logical first phase of westward
settlement expansion from Bolton

Conclusions 
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October 6, 2021 Refer to file: 888-002

Region of Peel
10 Peel Centre Drive
Brampton, ON L6T 4B9

Attention: Adrian Smith, RPP
Director and Chief Planner, Regional Planning and Growth Management

Re: Peel 2051 Official Plan Review – Draft MCR ROPA
New Community Area Policies
Alloa Landowners Group________________________

Glen Schnarr & Associates Inc. is pleased to submit this letter on behalf of the Alloa Landowners
Group with respect to the Peel 2051 Official Plan Review and Draft MCR ROPA.  The Alloa 
Landowners Group controls the majority of lands bounded by Mississauga Road to the west, Old 
School Road to the north, Chinguacousy Road to the east, and Mayfield Road to the south. The 
location of the lands in the context of the current proposed SABE mapping is shown on Attachment 
1.

Based on our review of the Draft MCR ROPA and our participation in the recent Ask the Planner
Drop-in Sessions, we are generally supportive of the Draft Amendment and, in particular, the 
proposed phasing policies for New Community Areas as it relates to Alloa.  As you know, some 
of the key proposed policies include:

To stage and sequence Secondary Plans in accordance with the logical phasing of 
development in Designated Greenfield Areas;

To require staging and sequencing of development within the 2051 New Community Areas 
to support orderly development of new communities, ensure the efficient delivery of 
infrastructure and the protection of the financial and economic well-being of the Region
and its local municipalities; and

To ensure that development of 2051 New Community Areas is supported by a Region-wide 
and multi-modal transportation system that provides for transit and active transportation, 
and integrates new residential, retail and employment uses.

The Alloa lands are adjacent and contiguous to the nearly built-out Mount Pleasant Secondary 
Plan in Brampton and the Mayfield West Phase 2 Secondary Plan in Caledon which make it a
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logical location for the next phase of growth in the Region.  The lands are efficiently serviced by 
existing infrastructure immediately to the south and to the east, generating a low servicing cost 
and therefore protecting the financial and economic well-being of the Region.  The timely 
development of these lands would provide for efficient transit and active transportation routes and 
complete the connections between the planned Mayfield West Phase 2 Major Transit Station Area 
and the well-established Primary MTSA around the Mount Pleasant GO Station in Brampton. In 
our view, the development of the Alloa lands as part of a first development phase within New 
Community Areas aligns with the proposed New Community Area phasing polices of the Draft 
ROPA. 

We generally concur with the Region’s guiding policies for local municipalities to establish 
staging and sequencing criteria for the development of new Secondary Plans through their 
local Official Plans.  We emphasize that the Growth Plan identifies forecasted growth to the 
year 2051 and does not provide for any interim forecasts for phasing that would be based on 
the previous Growth Plan planning horizons of 2031 and 2041. In this regard, we view the
progression of growth presented in the 2051 Scenario Community Planning Tables of the 
Land Needs Assessment as conceptual, with the actual phasing of the 2051 growth forecasts 
to be determined at the local level.

We kindly request your confirmation of the above and we look forward to the completion of the 
Official Plan Review and the Region’s approval of the ROPA in early 2022.

Yours very truly,

GLEN SCHNARR & ASSOCIATES INC.

Jason Afonso, MCIP RPP
Senior Associate

c. Region of Peel Planning and Growth Management Committee;
Ed Sajecki, Interim Chief Planner, Town of Caledon
Alloa Landowners Group
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From: bdhillon
To:
Subject:
Date:

ZZG-RegionalClerk
Peel 2051 Public Comments 
October 9, 2021 12:15:48 PM

Hi;
My name is Balkaran Dhillon and I am resident of Caledon, Region of Peel, I reviewed the draft and
changes and I request to add my comments as follows:-
Sandhill Area:
The land was proposed as future reserve for employment area (North of Healey, south of King and
West of Innislake road and East of Torbram road), this land is great suitable for employment
purpose, especially for trucking, outside storage. Currently there is huge demand of employment
land in all Peel region, especially in Caledon area, which can serve for the employment and outside
storage for trucking, including truck parking.
My suggestion to add this land in to Employment land and improve the road network of Innislake for
future growth of employment. This area is suitable, close to GTA west corridor and it will be great
engine of Peel region employment growth. Even though GTA west cancelled, the Airport road,
Mayfield road and King Road can take the traffic to move the goods. It help to reduce traffic because
we go to south in the morning and come back north in the evening, it will help to spread the traffic,
create more jobs, industries, which is key components of Peel Region as well as Province of Ontario.
Humberstation Road area:
I noticed the proposed area for the residential, upper side of GTA west corridor is great way to build
residential communities. It help to the resident to work, close to their home and it help to existing
Bolton employment area. Propose Go Station on Humberstation can serve entire Humberstation
from Mayfield to King road, Bolton and even Sandhill area, I agree with Region propose for the
residential around Humber Station road. The servicing (Water, storm Water Management, etc.)
should be through Humber Station from Brampton to King Street, which can serve the land both side
of the road.
North of King Street:
Along the Airport road I propose further employment land north of King Street, south of Castlederg
Side Road, as a future reserve for employment land, which will save Municipal Comprehensive
review in future and help to allocate the area, when Region require. This area will serve long term
demand of Employment land and create lots of job for our Region.
Regards
Balkaran Dhillon
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From:
To:
Subject:
Date:

sukhman dhillon
ZZG-RegionalClerk
Peel 2051 Public Comments. 
October 12, 2021 3:37:39 PM
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From:
To:
Subject:
Date:

Himanshu Rana
ZZG-RegionalClerk
Peel Growth Plan Comments 
October 18, 2021 3:26:53 PM
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From:
To:
Date:

Aniket Saini
ZZG-RegionalClerk
October 19, 2021 6:58:59 PM

Hello, 
My name is aniket saini, and I'm a Caledon resident. 

Following my review of the 2051 SABE Study Plan, I am considering adding the properties
(north of Healey, south of King, west of Innislake road, and east of Torbram road) in the plan
rather than putting them in a reserve. This, in my opinion, is critical for Caledon's future
prosperity. This location appears to be suitable for current employment because it allows for
continuous product circulation and transit. This will be critical for our city's prosperity. The
areas between King and Castlederg will be included in the employment reserve as a result of
this. 

Regards 
Aniket saini

October 19, 2021
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From:
To:
Date:

Abhishek Ganghas
ZZG-RegionalClerk
October 19, 2021 7:06:39 PM

Hello,
My name is Abhishek ganghas, and I'm a Caledon resident.

After reviewing the SABE Study Plan for 2051, I'm considering adding the properties (north of 
Healey, south of King, west of Innislake road, and east of Torbram road) rather than putting 
them in a reserve. This, in my opinion, is critical for Caledon's development. This location 
appears to be suitable for current employment because it allows for continuous product and 
transit circulation. This will be critical to our city's prosperity. This will enable us to 
incorporate the areas between King and Castlederg into the employment reserve.

Regards
Abhishek ganghas

October 19, 2021
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From:
To:
Subject:
Date:

Sara and Kevin Tavakoli Gauthier
ZZG-RegionalClerk
Suggestions for Public meeting & public consultations 
October 20, 2021 4:54:58 AM

Hi,
We are unfortunately unavailable to attend the public meetings and consultations for future
urban developments.
We would there really like to share our thoughts on items that we think would make living in
the city more pleasing and enjoyable for everyone. 
It would be great if there were more native trees or tall bushes planted along public paths and
in publuc parks/ children's play areas to make shade more readily available during increasingly
hot summer months.
It would be great if significant patches of grass were allowed to grow wild in public parks and
along some paths as they offer important shelter to polinators and other important wildlife, cut
grass along paths looks maybe pleasing to some but it offers no significant ecological benefits,
and wild flowers are beautiful. 
It would be great if native flowers and bushes were planted along paths or in public gardens
(instead of the generic annuals we commonly see) to provide important food sources and
shelter to native insects, birds etc.  
It would be great if there was nice designated bike paths along busy streets (Erin Mills,
Winston Churchill, etc.) and along other residential two lane streets (like Truscott Dr), to
encourage road sharing and cycling. The city of Toronto has some nice designated bike lanes
along Bloor st. or Lakeshore Rd. downtown and further west in Etobicoke as well (for
example) that could be used as models for future planning initiatives.
It would be great if there was more speed humps (that can be bypassed by emergency
vehicles) and stop signs especially in busy residential streets (like Bromsgrove and Truscott
Dr for example) to promote street calming and make busy streets more pedestrian and bike
friendly. 
It would be great if heavy transport trucks were banned from busy residential streets as they
impact noise and air quality in an entire neighborhood (not just residents that live on those
streets) as air and noise dissipate readily.
It would be great if shopping plazas faced the street, with parking lots around back so the
stores are readily accessible to pedestrians and bikers, and so you don't need to cross parking
lots to get to a store, this would make those urban developments more esthetically pleasing as
well (I think we can all agree that parking lots are ugly). 

Thank you for taking the time to read these suggestions.

Sara Tavakoli and Kevin Gauthier 
Mississauga Residents

October 20, 2021
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From:
To:
Subject:
Date:

Jerry KAJFASZ
ZZG-RegionalClerk
Peel 2051
October 21, 2021 8:57:04 AM

Please find my feedback re subject.

I will keep this brief.

Our municipal politicians and planners are turning Peel and specifically Mississauga into a ghetto
with little vision, character and a sense of community.
For example:

Look at the Condo ghettos that are popping up and sprawling in Mississauga along with
increasing crime rates.
The municipal expenditures are focussing on the wrong priorities. I.e. Expenditures on transit
that few people use or want to use.

Sincerely,
Jerry Kajfasz

Sent from Mail for Windows
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From:
To:

Mike Sahota 
ZZG-RegionalClerk

Subject: 2051 Caledon SABE Plan Comments - Peel Region
Date: October 22, 2021 4:39:18 PM

Hi,

My name is Mike Sahota and I am a resident of Caledon in the Region of Peel.  I have looked
over the 2051 SABE Plan and wanted to add my own comments outlined below:

Sandhill Area:

The land was proposed as a future reserve for employment areas (North of Healey, south of
King and West of Innislake road, and East of Torbram road). This land in my opinion is
suitable for employment purposes.  I think this land is suitable for outside storage, and
logistics/transportation/warehousing/factory purposes.  This area is ideally situated close to the
GTA west corridor.   The roads in this area can handle the increased traffic and facilitate the
movement of goods and services.

Humberstation Road area:

I was able to attend a few meetings when this area was discussed in regards to the plan and
services.  All city officials agreed as do I that routing the services through Humberstaion is a
good idea as it will serve as a good backbone for future residential development of the area. 
 The location relative to the Employment area and the Bolton corridor is great for people to
live close to where they work.

Area North of King St- WhiteBelt

I noticed there is a gap along the Airport road corridor north of King Street, south of
Castlederg Side Road.  In my opinion, this area that abuts the Greenbelt is being neglected in
this plan.  Leaving such a small portion of whitebelt does not seem feasible in terms of future
development.   There is a tremendous opportunity to save future Municipal time and expense
if this pocket was incorporated into this plan.  Similar to the comments for Sandhill, this area
is ideally situated to be part of the growth plan today and would be a strong catalyst for
employment growth for the entire region.   This extra space would be a great attraction for
large businesses to relocate close to future housing (close source of workers from
Humberstation and already developed residential pockets of Caledon).  It is strategically
located close to the new GO station and public transit and close to a major GTA thoroughfare
in Aiport Rd.  By extending the boundary beyond King St it would be a positive step for the
township by freeing up a larger and more manageable growth area to attract medium to large
employers to the region to support the population growth expected for the area.   Right now
the land in this area is very fragmented in terms of ownership which will only increase if not
developed resulting in higher acquisition costs for future potential employers.  Any growth in
this area besides creating much-needed employment opportunities would also add much-

October 22, 2021
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needed revenue to the township through land transfer, development fees, and an increased 
corporate tax base.  Freeing up this space would make the area much more attractive for such 
growth.

Best Regards, 
Mike Sahota 

-- 
Mike Sahota
Manager

Zoom Rent-A-Car
5945 Dixie Rd.
Mississauga, On
L4W 1E8 
www.zoomrentals.com
Telephone: 905.670.7368
Fax: 905.565.6600 

THIS EMAIL COMMUNICATION IS INTENDED ONLY FOR THE PERSON OR 
ENTITY TO WHICH IT IS ADDRESSED AND MAY CONTAIN CONFIDENTIAL 
AND/OR PRIVILEGED INFORMATION. ANY USE OF THIS INFORMATION BY 
PERSONS OR ENTITIES OTHER THAN THE INTENDED RECIPIENT IS PROHIBITED. 
IF YOU RECEIVED THIS IN ERROR, PLEASE CONTACT THE SENDER AND DELETE 
THE EMAIL AND ALL COPIES (ELECTRONIC OR OTHERWISE) IMMEDIATELY.

 CE COURRIEL EST DESTINE UNIQUEMENT A LA PERSONNE OU A L'ENTITE A 
LAQUELLE IL EST ENVOYE ET PEUT CONTENIR DE L'INFORMATION 
CONFIDENTIELLE OU PRIVILEGIEE. TOUTE UTILISATION DE L'INFORMATION 
PAR UNE PERSONNE OU UNE ENTITE AUTRE QUE CELLE A LAQUELLE ELLE EST 
DESTINEE EST INTERDITE. SI VOUS RECEVEZ CE COURRIEL PAR ERREUR, 
VEUILLEZ COMMUNIQUER AVEC SON EXPEDITEUR ET SUPPRIMER CE 
COURRIEL ET TOUTE COPIE (ELECTRONIQUE OU AUTRE) IMMEDIATEMENT.
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From:
To:
Subject:
Date:

ANIL JOSHI
ZZG-RegionalClerk
2051 SABE Plan
October 23, 2021 6:10:30 AM

Hi,

My name is Anil Joshi and I am a resident of  Peel region.  I have looked over the 2051 SABE Plan and wanted to
add my own comments outlined below:

Airport Road North of King Street, south of Castlederg Side Roading St:

  In my opinion,   This area is ideally situated to be part of the growth plan today and would be a strong catalyst for
employment growth  and residential for the entire region.   This extra space would be a great attraction for large
businesses and  to future housing (close source of workers from Humberstation and already developed residential
pockets of Caledon).  It is strategically located close to the new GO station and public transit and close to a major
GTA thoroughfare in Airport Rd.  By extending the boundary beyond King St it would be a positive step for the
township by freeing up a larger and more manageable growth area to attract medium to large employers to the
region to support the population growth expected for the area. Any growth in this area wiill really help resident of
peel in creating much-needed employment opportunities and residential needs. Adding this area into the plan would
make the area much more attractive for such growth. Its the main road and can handle the traffic and it will help the
people  who want to live in peel . And the way demand for the housing  is going  and the prices  for those houses are
out of the reach of people it will be a great help.

Sandhill Area:

The land was proposed as a future reserve for employment areas (North of Healey, south of King and West of
Innislake road, and East of Torbram road). This land in my opinion is suitable for employment purposes.  I think this
land is suitable for outside storage, and logistics/transportation/warehousing/factory purposes.  This area is ideally
situated close to the GTA west corridor.   T

Humberstation Road area:

I was able to attend a few meetings when this area was discussed in regards to the plan and services.  All city
officials agreed as do I that routing the services through Humberstaion is a good idea as it will serve as a good
backbone for future residential development of the area.   The location relative to the Employment area and the
Bolton corridor is great for people to live close to where they work.

Regards.

Anil Joshi

October 23, 2021
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From:
To:
Subject:
Date:

Paul Takhar  Vision Hotels
ZZG-RegionalClerk
2051 Caledon SABE Plan Comments - Peel Region 
October 25, 2021 12:37:47 PM

Reg:  2051 SABE Plan

To: City Clerk

My name is Paul Takhar , I am a resident of Caledon for the past 20 year in the Region of Peel. 

Below are my comments on 2051 SABE Plan

Area North of King St- WhiteBelt

The parcel along Airport Rd north of King Street should be confined within in this plan as it 
will save time and not accrue additional expenses to the city . This area is ideally positioned and will 
be a prodigious asset to the future growth and development plan. This will appeal to large business, 
employment and housing for labor market as it conveniently located to public transit and GO 
Station. As of now the parcel of land in green belt are very fragmented pertaining to ownership , 
which I am concerned it will only surge by acquisition of various investors . Having this area included 
in future development will not only attract potential employers , but also help the township in taxes , 
fees , development charges and corporation taxes

Sandhill Area:

In my opinion general intent and purpose of the City's Official Plan in terms of the following policy 
requirements and/or development principles, The land was proposed as a future reserve for 
employment areas (North of Healey, south of King and West of Innis lake road, and East of Torbram 
road). This area is ideally situated close to the GTA west corridor.  The roads in this area can handle 
the increased traffic and facilitate the movement of goods and services. I think this land is suitable 
for outside storage, and logistics/transportation/warehousing/factory purposes. 

Paul Takhar, CHA
V.P. Sales & Marketing
Vision Hotels Group

October 25, 2021
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paul@visionhotelsgroup.com

www.visionhotelsgroup.com
http://bwowensound.com/
http://www.comfortyyz.com/
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FOUNDED IN 2003 

190 Pippin Road 
Suite A 
Vaughan ON 
L4K 4X9 

~ Do Something Good Everyday! ~ STAY SAFE ~ 

October 26, 2021 
HPGI File: 17497 

Regional Planning and Growth Management 
100 Peel Centre Drive, Suite A 
Brampton, ON 
L6T 4B9 

Attn: Tara Buonpensiero, Acting Manager, Policy Development 
Kathryn Dewar, Principal Planner 

Re: Request for Urban Area Boundary Expansion (Palgrave Settlement Area) 
Region of Peel Municipal Comprehensive Review 
Statutory Public Meeting – November 4, 2021 
8575 Patterson Sideroad, Town of Caledon 
Ross & Linda Gray 

Further to previous comment letters provided directly by the Owners, Ross and Linda Gray, 

dated March 6, 2019, April 18, 2019 and November 18, 2020, March 10, 2021 and October 

4, 2021, Humphries Planning Group Inc. (HPGI) is providing further comments in support of 

the request that the subject property, 8575 Patterson Road in the Town of Caledon, be 

included within the Town’s settlement boundary for Palgrave. These comments are being 

made in relation to Peel Region’s Municipal Comprehensive Review (MCR) in support of the 

inclusion of the subject property within the Town of Caledon’s urban boundary to 

accommodate a future residential area expansion for the Palgrave Rural Settlement Area.  

Reply to Region Response on Request 

As clarified in the previous comment letter the request for expansion of the Palgrave Rural 

Settlement Area was for a portion of the subject property, specifically the approximate 16 

hectares that are designated ‘Countryside Area’ within the Rural settlement boundary for 

Palgrave. Please note that the land use designations map of the ORMCP with the property 

October 26, 2021
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boundaries is provided below as Figure 1 and illustrates the portions of the property that 

are within the ‘Countryside Area’ and ‘Natural Core Area’.   

Figure 1– ORMCP Land Use Designation Map ( ---- subject property) 

Figure 1 illustrates that roughly half of the subject property is designated ‘Countryside Area’ 

which would permit that portion of the subject property to be included within the Town’s 

Rural Settlement Area boundary for Palgrave without amendment to the ORMCP.  

Based on initial responses from Regional Staff, it appears Staff were uncertain as to whether 

a Rural Settlement Area Boundary could be extended into the ‘Countryside Area’ without 

amendment to the ORMCP. HPGI has since followed up with Provincial Staff and the Director 

of Policy with the Ministry of Municipal Affair and Housing has provided clarification in the 

email correspondence from October 26, 2021, which is enclosed herein. 

The Provincial response reiterates the prohibition of Settlements expanding into the 

‘Natural Core Area’ or ‘Natural Linkage Areas.’ Any Settlement boundary expansion into the 

‘Natural Core Area’ or ‘Natural Linkage Areas’ would require amendment to the ORMCP by 

the Minister.  However, the Province does not indicate any prohibition against Rural 

Settlements expanding into the ‘Countryside Area’ designated lands that would require 
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such amendment. In fact, the Province characterizes the Rural Settlement Areas as 

Settlement Areas within the ‘Countryside Area.’ 

Based on the above, it is HPGI’s opinion that the portion of the subject property designated 

as Countryside Area in the ORMCP should be considered for a settlement area boundary 

expansion as part of the ongoing MCR and Official Plan Review process and represents an 

appropriate extension to the Palgrave Rural Settlement Area. In addition to the previously 

submitted comment letters, the above noted analysis outlines how, specifically related to 

the ORMCP, it is appropriate to consider a settlement area boundary expansion to the 

Palgrave Rural Settlement Area into ‘Countryside Area’ designated land and how a portion 

of the subject property is an ideal candidate from a residential growth site selection 

perspective and a logical place to accommodate a minor share of the overall future planned 

growth in the Town and Region. 

If you have any questions or concerns, please contact the undersigned at ext. 244 or 
Mark McConville at ext. 246. 

Yours truly, 

HUMPHRIES PLANNING GROUP INC. 

Rosemarie L. Humphries BA, MCIP, RPP 
President 

cc. Adrian Smith, Director and Chief Planner

Virpal Kataure, Principal Planner
Naheeda Jamal, Region of Peel
Mayor Allan Thompson, Mayor Town of Caledon
Councillor Nick de Boer, Ward 3 and 4 Local Area Councillor
Councillor Jennifer Innis, Ward 3 and 4 Regional Councillor
Councillor Annette Groves, Ward 5 Regional Councillor
Ed Sajecki, Chief Planning Officer, Town of Caledon
Bailey Loverock, Community Policy Planner, Town of Caledon
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Mark McConville

From: Jensen, Kirstin (MMAH) <Kirstin.Jensen@ontario.ca>
Sent: October 26, 2021 2:50 PM
To: Mark McConville
Cc: Earthy, Alex (MMAH); DiNucci , Stephanie (MMAH)
Subject: RE: ORMCP Clarification Question -  Expansion of Rural Settlement Area - Palgrave, Town of 

Caledon

Hello Mark,  

I apologize for the delay in a response while we looked into this issue for you.  Thank you for your patience.  

Thank you for your inquiry regarding the Oak Ridges Moraine Conservation Plan.  Section 3(4) of the Oak 
Ridges Moraine Conservation Act, 2001, prohibits the removal of lands in Natural Core Areas or Natural 
Linkage Areas. Only the Minister has the ability to amend the Oak Ridges Moraine Conservation Plan Land 
Use Designation Map referenced in section 2 of Ontario Regulation 140/02 (The Oak Ridges Moraine 
Conservation Plan). 

The Introduction and Implementation Sections that are provided as part of the published version of the Oak 
Ridges Moraine Conservation Plan, but do not officially form part of the Plan, provide additional guidance on 
how to read the Plan. The Introduction Section speaks to the Moraine containing a range of settlements 
areas that are designated as either Settlement Areas or Rural Settlements within the Countryside Area of the 
Plan. The last paragraph of the Implementation Section echoes the prohibition in the Oak Ridges Moraine 
Conservation Act, 2001, and notes these settlement areas are not permitted to expand into Natural Core 
Areas or Natural Linkage Areas. 

If you have any further questions in respect of the Region of Peel’s Municipal Comprehensive Review 
process, we encourage you to speak directly with staff at either the Region of Peel or the Town of 
Caledon.  Please let us know if we can be of further assistance.  

Regards, 
Kirstin Jensen  

Kirstin Jensen, MPl., MA 
Director of Policy 
Office of the Hon. Steve Clark | Minister of Municipal Affairs and Housing 
kirstin.jensen@ontario.ca 

From: Mark McConville <markm@humphriesplanning.com>  
Sent: September 23, 2021 2:07 PM 
To: Jensen, Kirstin (MMAH) <Kirstin.Jensen@ontario.ca>; Earthy, Alex (MMAH) <Alex.Earthy@ontario.ca>; DiNucci , 
Stephanie (MMAH) <Stephanie.Dinucci@ontario.ca> 
Cc: Rosemarie Humphries <rhumphries@humphriesplanning.com> 
Subject: ORMCP Clarification Question ‐ Expansion of Rural Settlement Area ‐ Palgrave, Town of Caledon 

CAUTION ‐‐ EXTERNAL E‐MAIL ‐ Do not click links or open attachments unless you recognize the sender. 
Hello Kristin, Alex and Stephanie, 

We  are  following  up with  Provincial  Staff  on  their  interpretation  as  to whether  the ORMCP  authorizes  the  Rural 

Settlement Area boundary to be expanded to include lands designated ‘Countryside Area.’ The Implementation Section
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of the ORMCP only puts restriction to the expansion to Settlement Areas if lands are designated Natural Core and

Natural Linkage Areas: 

An upper‐tier or single‐tier municipality may consider the need to change or refine the boundaries of Settlement

Areas as part of a municipal comprehensive review undertaken in accordance with policy 2.2.8 of the Growth

Plan for the Greater Golden Horseshoe. Settlement Area boundaries are not permitted to expand into Natural

Core Areas or Natural Linkage Areas. 

Please confirm whether you agree that  ORMCP authorizes the Rural Settlement Area boundary to be expanded to 
include lands designated ‘Countryside Area.’  

Thank you in advance for looking into this and providing a response at your earliest convenience. 

Best Regards, 

MARK J. McCONVILLE, MCIP, RPP, M.Sc.Pl 
ASSOCIATE 
___________________________________________  
HUMPHRIES PLANNING GROUP INC. 
190 Pippin Road, Suite A. Vaughan L4K 4X9 
t: 905.264.7678 ext 246  f: 905.264.8073           
cell: 647-970-2724       
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From:
To:

Judy Mabee 
ZZG-RegionalClerk

Subject: Input to Official Plan Amendments
Date: October 26, 2021 6:16:07 PM

There are no blasting quarries in Caledon, as are  there are no policies to guide this action,
especially for below the water table blasting.

Land use compatibility needs to be considered when locations for quarries are considered near
sensitive receptors. Setbacks in such areas for blasting and the possibility of flyrock should be
500-1000m from sensitive receptors to reduce land use planning conflict.

Water is a significant issue for the West Caledon Aggregate Communities Group, especially
when it comes to a potential quarry proposal such as the Votorantim Cimentos quarry in
Cataract. Massive dewatering of surface and groundwater for extended periods of time, 50+
years cannot help but impact private and public wells as well as water quantity and  quality as
it is pumped out from the floor of the quarry.

Has the cumulative impact been assessed? Studies initiated years ago on the  subwatershed
areas remain incomplete.
Settlement area boundaries need to remain the same, no expansion.

Municipalities need to have jurisdiction to regulate the depth of 
aggregate extraction.

How will they strengthen their role in issuing water taking permits in the approval process?

There needs to be careful consideration of below water table extraction and proposed final
after use of water bodies.

Attention must be given to cultural heritage landscapes that are negatively affected by the
visual changes from aggregate extraction.

Thank you for considering these important issues for our communities

Judy Mabee
Belfountain Community Organization
West Caledon Communities Aggregate  Group
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From:
To:
Subject:
Date:

Ancur Joshi
ZZG-RegionalClerk
2051 SABE Plan Proposal 
October 27, 2021 8:02:10 PM

Hi

My name is Ancur Joshi, a resident born and bred in the Peel region. I have reviewed the 2051
SABE Plan and wanted to provide some insight in it's regard. See below:

Airport Road, north of King Street, South of Castlederg Side Roading Street:

I believe this area will be an attractive catalyst for both employment and residential growth.
The location is well-situated for large commercial businesses as well as residential housing.
This is due to its close proximity to Humber station and already developed pockets of
Caledon. The above-mentioned area is also close to the new GO Station and accessible by
public transit.

Extending the boundary beyond King Street will help to promote manageable growth that
would be able to sustain the professional and community expansion. 

Airport Road is already prominent. The expansion would appear natural and expected. The
potential increase in housing would also bode well for the economy. 

Humberstation Road Area:

When this area was discussed as part of the plan, all city officials agreed that routing services
through Humberstation would be a great idea. I echo this thought. Humberstation would serve
as a strong backbone for future residential growth. The location relative to surrounding
employment hubs would be great news for those aiming to live close to where they work. 

Best wishes,

Ancur Joshi
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FOUNDED IN 2003 

190 Pippin Road 
Suite A 
Vaughan ON 
L4K 4X9 

~ Do Something Good Everyday! ~ STAY SAFE ~ 

October 28, 2021 
HPGI File: 20655 

Regional Planning and Growth Management 
100 Peel Centre Drive, Suite A 
Brampton, ON 
L6T 4B9 

Attn: Tara Buonpensiero, Acting Manager, Policy Development 
Kathryn Dewar, Principal Planner 

Re: Request for inclusion of the Subject Property in a Node/Centre 
Region of Peel Municipal Comprehensive Review 
5171 Countryside Drive, City of Brampton – Vincent and Carlo Mastrogiuseppe 

Humphries Planning Group Inc. (HPGI) represents Vincent and Carlo Mastrogiuseppe, 

owners of the property municipally known as 5171 Countryside Drive, City of Brampton (the 

‘Subject Property’). The Subject Property is located on the south side of Countryside Drive, 

east of Clarkway Drive. HPGI is providing comments to the Region of Peel on their Municipal 

Comprehensive Review (MCR). HPGI is requesting that the Subject Property be considered 

during Peel Region’s Municipal Comprehensive Review (MCR) to be included as a 

“Node/Centre” within the Region’s Strategic Growth Areas Schedule Z2 and that the site be 

shown within the Employment Area, with added Mixed-use land use permissions.  

Figure 1: Aerial Photo of Subject Property 
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Comments on Peel Region MCR 

The Region is currently undertaking its MCR which includes a Land Needs Assessment (LNA) 

which outlines current and future population and employment forecasts. As it relates to 

population and employment growth, it is our opinion that the Region of Peel should 

consider including the Subject Property as within a Node/Centre in order to permit higher 

densities and a mix of residential and commercial/retail to accommodate future population 

and employment growth.  The Region has several designated greenfield areas being planned 

with transit-supportive densities and a mix of unit types, which are designated as Strategic 

Growth Areas. The LNA outlines recent examples of such communities include Ninth Line, 

Heritage Heights, and Mayfield West Stage 2 Phase 2. The requested Node/Centre 

designation would allow for mixed-use permissions, but would still provide for employment 

uses on the Subject Property, which would contribute to increasing the number of jobs 

provided in the Region. 

 
Below is an extract from Section 3.3 of the LNA, indicating that Brampton has both the 
most vacant land and the most underutilized land: 
 

 
Figure 2: Region of Peel - Land Areas in Region of Peel (LNA) 

 

The LNA also indicated that: “Municipalities with a large supply of vacant DGA lands are 

likely to face more constraints to achieving the forecast housing mix and rate of 

intensification in the SGAs, in comparison to municipalities that are largely built-out.” This 

will be a specific issue for City of Brampton. The LNA also pointed to the need for higher 

density forms of residential growth in Brampton: “In Brampton, as people age, they are 

more likely to live with family members than move into an apartment unit on their own. 

This will impact demand for apartment units in Brampton in future years.” Also, according 

to the Residential and Civil Construction Alliance of Ontario, Brampton has been behind for 

the last several years in meeting their residential targets compared to what is being 

constructed from year to year.  The LNA also concludes that the large supply of DGA land 

presents a potential constraint in the ability to achieving the rate of intensification in 

Brampton’s SGAs. By bringing the Subject Property into a SGA Node/Centre that permits 

7.17-2



3 
 

 

higher density mixed use development, this could assist Brampton in reaching their density 

targets and their residential growth targets. The LNA also pointed to the need for higher 

density forms of residential growth in Brampton: “In Brampton, as people age, they are 

more likely to live with family members than move into an apartment unit on their own. 

This will impact demand for apartment units in Brampton in future years.” 

 

According to the Region of Peel’s MCR draft schedules, the Subject Property is proposed to 

be located within the “Draft Employment Area” as shown on Schedule Y6 – Employment 

Areas. Based on the discussion above, it is in our opinion that the Region should consider 

revising Schedule Y6 to identify the Subject Property within the Employment Area with 

added Mixed-Use permissions that permits a higher density mixed-use designation on the 

Subject Property as shown on Figure 3.   The requested SGA “Node/Centre” could be added 

Schedule Z2, at the south-east corner of Countryside Drive and the new North-South 

Collector Road proposed, including the entirety of the Subject Property. 

 

     
Figure 3: Region of Peel – Schedule Y6 - Employment Areas 

 

Provincial Policy Statement (2020) 

The Provincial Policy Statement (the PPS) is the guiding document providing policy direction 

on matters of Provincial interest related to planning and development in the Province of 

SUBJECT PROPERTY 
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Ontario. The PPS sets the policy foundation to regulate land use and development while 

also supporting the Provincial goal to enhance the quality of life for Ontarians. An amended 

version of the PPS came into effect on May 1, 2020, replacing the previous version dated 

April 30, 2014. The Planning Act (the “Act”) requires that all decisions that affect planning 

matters be consistent with policy statements issued under the Act, including the PPS. 

 

Section 1.4 of the PPS addresses housing and contains policies which call for an appropriate 

range and mix of housing types and densities to be provided in order to meet the projected 

requirements of current and future residents. The following policies are applicable to the 

proposed request: 

 

1.4.3 Planning authorities shall provide for an appropriate range and mix of housing types 

and densities to meet projected market-based and affordable housing needs of current 

and future residents of the regional market area by: 

 

a) a) establishing and implementing minimum targets for the provision of housing 

which is affordable to low- and moderate-income households and which aligns 

with applicable housing and homelessness plans. However, where planning is 

conducted by an upper-tier municipality, the upper-tier municipality in 

consultation with the lower-tier municipalities may identify a higher target(s) 

which shall represent the minimum target(s) for these lower-tier municipalities; 

b) permitting and facilitating:  

1. all housing options required to meet the social, health, economic and well-

being requirements of current and future residents, including special 

needs requirements and needs arising from demographic changes and 

employment opportunities; and  

2. all types of residential intensification, including additional residential 

units, and redevelopment in accordance with policy 1.1.3.3;  

 

The PPS encourages efficient land use planning and growth management to create and 

maintain strong communities and a healthy environment while encouraging economic 

growth over the long term. The PPS also encourages the efficient use of existing 

infrastructure and public service facilities and requires that municipalities plan for an 

appropriate range and mix of land uses throughout the Province. The PPS supports 

intensification, infill and redevelopment where appropriate in order to promote the 

efficient use of land where infrastructure and public services are available. 

 

Including the Subject Property within a Node/Centre SGA and permitting dense mixed use 

land use permissions on the Subject Property would expand housing options and choices 
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for future residents and aging residents. The requested mixed-use designation would still 

provide for employment uses on the Subject Property, which would contribute to increasing 

the number of jobs provided in the Region. It would also assist in diversifying the existing 

supply and stock of housing options in the area, and in doing so, improve equity, 

affordability, the environment and local quality of life. As such, the request is consistent 

with these policies of the PPS, as it would provide an increase in the mix and supply of 

housing. 

 

A Place to Grow: Growth Plan for the Greater Golden Horseshoe, 2020 

While the Provincial Policy Statement provides overall policy direction related to matters of 

provincial interest, the Growth Plan for the Greater Golden Horseshoe (the “Growth Plan”) 

provides strategic guidance for the growth and development of communities within the 

Greater Golden Horseshoe (“GGH”). The Growth Plan was released by the Province in 2006, 

however, it was recently updated in 2019 and further amended in 2020. The new Growth 

Plan builds upon the previous version of the Growth Plan and provides enhanced policy 

direction to guide development in the Golden Horseshoe to the year 2051. All decisions 

made on or after May 16, 2019, with respect to any planning matter for lands within the 

Growth Plan area are required to comply with policies of the Growth Plan (2019) and 

Amendment 1 (2020). 

 

Section 2.2.6 of the Growth Plan provides policies relative to the diversification of housing 

types and tenures and dictates that a greater variety of appropriate residential uses will be 

supported to accommodate the growth forecasts. Municipalities will promote a range and 

mix of residential uses by: 

 

Section 2.2.6  

 

1. Upper- and single-tier municipalities, in consultation with lower-tier municipalities, 

the Province, and other appropriate stakeholders, will:  

a. support housing choice through the achievement of the minimum 

intensification and density targets in this Plan, as well as the other policies 

of this Plan by:  

i. identifying a diverse range and mix of housing options and 

densities, including additional residential units and affordable 

housing to meet projected needs of current and future residents; 

and 

ii. establishing targets for affordable ownership housing and rental 

housing; 
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b. identify mechanisms, including the use of land use planning and financial 

tools, to support the implementation of policy 2.2.6.1 a); 

c. align land use planning with applicable housing and homelessness plans 

required under the Housing Services Act, 2011;  

d. address housing needs in accordance with provincial policy statements such 

as the Policy Statement: “Service Manager Housing and Homelessness 

Plans”; and 

e. implement policy 2.2.6.1 a), b), c) and d) through official plan policies and 

designations and zoning by-laws. 

3. To support the achievement of complete communities, municipalities will consider 

the use of available tools to require that multi-unit residential developments 

incorporate a mix of unit sizes to accommodate a diverse range of household sizes 

and incomes.” 

The request would help to increase residential housing options and densities within the 

settlement area. As such, this would contribute to the diversification of available housing 

stock by providing more housing options and housing choices to accommodate all ages, 

families and incomes and conforms to the growth plan and will accommodate population 

growth in Peel Region. 

 

The Growth Plan promotes redevelopment through intensification generally throughout 

built-up areas and specifically recognizes the need for more efficient utilization of lands, 

compact built form and supports the principle of higher densities in appropriate areas 

where infrastructure and transportation infrastructure exist and can be optimized. Based 

on Peel Region’s recently prepare LNA, the City of Brampton has the most vacant and 

underutilized land areas in Peel Region. With the inclusion of a Node/Centre SGA and 

permitting mixed-use land uses, the Subject Property and the lands in the surrounding areas 

can contribute to utilizing the existing vacant and underutilized parcels to accommodate 

future population and employment growth targets as indicated in the Region’s LNA.  

 

City of Brampton Official Plan  

According to Schedule ‘A’ of the City of Brampton in force and effect Official Plan, the 

Subject Property is currently designated as “Industrial”, refer to Figure 2. Furthermore, the 

Subject Property is located within the Highway 427 Industrial Secondary Plan and is further 

designated as “Prestige Industrial” per Schedule SP47(a), refer to Figure 3. 
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Figure 2: City of Brampton – Schedule A – Land Use Map  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 3: SP47(a)- Highway 427 Industrial Secondary Plan 

 

SUBJECT PROPERTY 
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Pursuant to Section 5.2.7.1 of the Secondary Plan, lands designated Prestige Industrial on 

Schedule SP47(a), shall permit the range of industrial uses that are enclosed fully within 

buildings. Outdoor storage is not permitted in Prestige Industrial. In addition, other uses 

such as offices, hotels, conference/convention centers, and accessory retail are permitted. 

 

The Subject Property has existing frontage on an Arterial Road, Countryside Drive and 

proposed frontage on a future Collector Road to the south. Also, there is a proposed 

Collector Road to the west, located half way through the neighbouring property. In addition, 

the south eastern edge of the site is identified as a Primary Gateway. Both Clarkway Drive 

and the proposed Major Collector Road to the east of the Subject Property are identified as 

Secondary Transit Corridors in Schedule C – Transit Network of the City of Brampton Official 

Plan and Countryside Drive is identified as a Secondary Transit Corridor, west of The Gore 

Road and a Primary Transit Corridor further west of that (Figure 4). The inclusion of the 

Subject Property within a SGA Node/Centre, at the south-east corner of  Countryside Drive 

and the new North-South Collector Road proposed to the west of the Subject Property 

would allow the Subject Property to be developed with mixed use transit supportive 

densities that can make use and take advantage of the existing and planned transportation 

and transit infrastructure in the area. 

 

 
Figure 4: City of Brampton - Schedule C – Transit Network  

 

The proposed inclusion of the Subject Property into a Node/Centre SGA would help to 

permit mix-use development that will support a more efficient land use pattern and will 

SUBJECT PROPERTY 
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provide a greater range and mix of dwelling units which will contribute to the availability of 

a variety of housing options in the community in order to meet the current and future needs 

of City, while still providing for employment uses. The City of Brampton is forecasted to 

account for the majority of population growth in Peel Region to 2051. Strong population 

growth will increase demand for housing in general, a portion of which will need to be 

accommodated in SGAs. 

 

According to the LNA, the large supply of Designated Greenfield Areas (DGA) land presents 

a potential constraint to achieving the rate of intensification in Brampton’s SGAs in the early 

part of the forecast horizon. Municipalities with a large supply of vacant DGA lands are likely 

to face more constraints to achieving forecast housing mix and rate of intensification in the 

SGAs, in comparison to municipalities that are largely built-out. Therefore, including the 

Subject Property within a Node/Centre SGA to permit mixed-use land uses provides the 

opportunity for implementing a mix of housing that is more affordable and at the rate of 

intensification as required by the Province.  

 

Conclusion 

Based on the above, our primary conclusion is that the Subject Property is well positioned 

to be considered to be included within a Node/Centre Strategic Growth Area as shown on 

Schedule Z2 in order to allow for permissions for denser mixed-uses during Peel Region’s 

Municipal Comprehensive Review (MCR). The above noted analysis of the Provincial Plans 

and local use policies, as well as the Region’s Land Needs Assessment outlines how, the 

Subject Property is a primary location for the accommodation of future growth, including 

dense forms of mixed-use development.  

If you have any questions or concerns, please contact the undersigned at ext. 246. 

 
Yours truly, 
 
HUMPHRIES PLANNING GROUP INC. 
 

 
Mark McConville, MCIP, RPP, M.Sc.Pl 
Associate 
 
cc.  Vincent and Carlo Mastrogiuseppe 
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From: Balkaran Dhillon
To: ZZG-RegionalClerk; ZZG-Planpeel
Cc: Planning
Subject: Peel 2051 Public Consultation
Date: October 28, 2021 5:42:41 PM

Hi,

My name is Jass Dhillon, I lived in Caledon since 2009.  I have looked over the 2051 SABE Plan and
requested to add following comments:

Sandhill Area:

The land was proposed as a future reserve for employment areas (North of Healey, south of King and
West of Innislake road, and East of Torbram road).  This land in my opinion is suitable for
employment purposes. There is huge shortage of outside storage in this area, we noticed, there is
not enough land for outside storage, transportation and other employment activities. This area is
suitable for employment and accommodate future growth of Town of Caledon and Region of Peel.
This area is connected with three major regional road (May Field Rd, Airport Road and King Road),
those all are connected with major highways.

My suggestion this area is suitable for outside storage, and
logistics/transportation/warehousing/factory purposes. The roads in this area can handle the
increased traffic and facilitate the movement of goods and services. It will help to reduce the
congestion of highways because we all go south in the morning and north in the evening, it will help
to spread the traffic in both ways and reduce over all congestion and better growth planning.

Humberstation Road area:

I was able to attend a few meetings when this area was discussed in regards to the plan and
services.  All city officials agreed as do I that routing the services through Humberstaion is a good
idea as it will serve as a good backbone for future residential development of the area.   The location
relative to the Employment area and the Bolton corridor is great for people to live close to where
they work. I suggested north of Healey should be residential and south of Healey could be either
employment or residentials, depend upon the planning.

Area North of King St- WhiteBelt

I noticed there is a gap along the Airport road corridor north of King Street, south of Castlederg Side
Road.  In my opinion, this area that abuts the Greenbelt is being neglected in this plan.  Leaving such
a small portion of whitebelt does not seem feasible in terms of future development.   There is a
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tremendous opportunity to save future Municipal time and expense if this pocket was incorporated
into this plan.  Similar to the comments for Sandhill, this area is ideally situated to be part of the
growth plan today and would be a strong catalyst for employment growth for the entire region. 
 This extra space would be a great attraction for large businesses to relocate close to future housing.
 
It is strategically located close to the new GO station and public transit and close to a major GTA
thoroughfare in Aiport Rd.  By extending the boundary beyond King St it would be a positive step for
the township by freeing up a larger and more manageable growth area to attract medium to large
employers to the region to support the population growth expected for the area.   Right now the
land in this area is very fragmented in terms of ownership which will only increase if not developed
resulting in higher acquisition costs for future potential employers.  Any growth in this area besides
creating much-needed employment opportunities would also add much-needed revenue to the
township through land transfer, development fees, and an increased corporate tax base.  Freeing up
this space would make the area much more attractive for such growth.
 
Regards, 
 
Jass
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From: jessica johal
To: ZZG-RegionalClerk
Subject: 2051 SABE PLAN
Date: October 30, 2021 11:32:11 AM

Hello,

My name is Jessica Johal and I am a resident of the Peel region.  I have reviewed the 2051
SABE Plan and would like to submit an additional comment, outlined below:

Airport Road North of King Street, south of Castlederg Side Road:

I believe this area is ideally situated to be a beneficial part of the current growth plan. It would
be a strong opportunity for employment and residential growth for the entire region.   This
extra space would be a great attraction for large businesses and future housing developments
(close source of workers from Humber Station and already developed residential pockets of
Caledon).  It is strategically located close to the new GO station and public transit and close to
a major GTA thoroughfare in Airport Rd.  By extending the boundary beyond King St it
would be a positive step for the township by freeing up a larger and more manageable growth
area to attract medium to large employers to the region to support the population growth
expected for the area. Any growth in this area will really help residents of Peel create much-
needed employment opportunities and residential needs. Adding this area into the plan would
make the area much more attractive for such growth. Its the main road and can handle the
traffic and it will help the people in Peel and those who want to move to the Peel region.
Additionally, in lieu of the increased demand for housing as well as increased pricing of
housing, this opportunity will help people find housing in the region and provide opportunities
for work.

Regards.
Jessica Johal
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197 Spadina Avenue, Suite 600 tel 416 340 9004 ext. Ext 257 
Toronto, ON Canada M5T 2C8 fax 416 340 8400 
www.urbanstrategies.com email cfang@urbanstrategies.com 

November 2, 2021 

Chair Iannicca and Members of Council 
Region of Peel 
10 Peel Centre Drive 
Brampton, ON 
L6T 4B9 

Dear Chair Iannicca and Members of Council 

Re: Peel 2051 Official Plan Review and Municipal Comprehensive Review – Designation of 
Certain Properties Owned by SmartCentres as Employment Areas as Identified in the Draft 
Regional Official Plan Policies and Mapping 

We are representing SmartCentres REIT with regard to certain properties located within the City of 
Mississauga, including 3155 Argentia Road, 1100 Burnhamthorpe Road West, and 780 
Burnhamthorpe Road West. These landholdings amount to approximately 21.6 hectares (53.4 
acres). 

All three of these properties (the “Subject lands”) are within a Draft Employment Area as identified 
on the Region’s Draft Employment Areas Schedule Y6, dated September 2021. Residential uses 
are currently prohibited on the Subject lands and their inclusion on the Draft Employment Areas 
Schedule Y6 has the effect of maintaining this prohibition. We are requesting that the Subject 
lands be removed from the Draft Employment Areas Schedule Y6 to enable a site-specific 
amendment to the City of Mississauga Official Plan to permit higher-density, mixed-use, transit-
supportive development. Such development of the Subject lands will serve to implement the 
policies of the Draft Regional Official Plan, particularly policies on growth management, 
intensification, transportation, housing and climate change. We have met with staff at both the 
Region and City of Mississauga to have preliminary discussions regarding the Subject lands and 
will continue to engage with staff, including through the submission of a formal employment land 
conversion request to Regional staff. 

We have provided below a brief description of the Subject lands and the key findings of our 
analysis that have informed our opinion that the conversion of these lands to permit a fuller range 
of uses, including residential uses, is both appropriate and desirable and constitutes good 
planning. 

The Subject lands are all large sites, ranging in size from 4.4 hectares to 12.6 hectares. They are 
currently occupied by retail and service uses in low-scale, auto-oriented buildings with significant 
surface parking. The Subject lands are all close to existing GO stations on the Milton GO rail 
corridor; 3155 Argentia Road is within walking distance of the Lisgar GO Station, 1100 
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Burnhamthorpe Road West is within walking distance of the Erindale GO Station, and 780 
Burnhamthorpe Road West is a 5-minute bus ride from Erindale GO Station and in close proximity 
to Square One / Downtown Mississauga. 

The current organization of uses on the Subject lands is inefficient and auto oriented, and the retail 
and commercial uses are under performing and represent an underutilization of land given the 
Subject lands’ relationship to the Region’s proposed Strategic Growth Areas, the City of 
Mississauga’s Urban System, and proximity to higher order transit infrastructure. 

IBI Group has prepared preliminary development concepts for the Subject lands that demonstrate 
the potential for transit-oriented intensification of the Subject lands. The preliminary development 
concepts consider a broad mix of uses to support a transit-oriented complete community including 
residential uses, replacement of the retail space that exists on the site today, the introduction of 
office uses and other employment uses, new parks and open spaces and community uses. 

We have conducted an analysis of the Subject lands relative to the Region’s criteria for 
considering employment land conversions, as informed by the Provincial Policy Statement, Growth 
Plan for the Greater Golden Horseshoe, in-force Regional Official Plan, Draft Regional Official 
Plan, and in-force City of Mississauga Official Plan. We are of the opinion that conversion of the 
Subject lands to permit a fuller range of uses, including residential, is appropriate and desirable 
and represents good planning, as summarized by the chart and details below.  

Are the lands 
underutilized? 

In a Strategic 
Growth Area? 

Is there a need for 
the conversion? 

Are the lands 
required for 
employment 
purposes? 

3155 Argentia 
Road (12.6 ha) 

Y Y Y N 

1100 
Burnhamthorpe 
Road West 
(4.6 ha) 

Y Y Y N 

780 
Burnhamthorpe 
Road West 
(4.4 ha) 

Y N Y N 
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Maintain 
sufficient 

employment 
land if 

removed? 

Does the proposed 
use impact the 

viability of 
surrounding lands? 

Can existing 
and planned 
infrastructure 
support the 

use? 

Are there any 
cross-jurisdictional 

issues? 

3155 Argentia 
Road (12.6 ha) 

Y N Y N 

1100 
Burnhamthorpe 
Road West 
(4.6 ha) 

Y N Y N 

780 
Burnhamthorpe 
Road West 
(4.4 ha) 

Y N Y N 

The lands are underutilized 

The Subject lands are currently occupied by low-scale retail uses with significant surface 
parking. Given the Subject lands’ proximity to higher order transit, relationship within 
Strategic Growth Areas, and position at the edge of Employment Areas, there is an 
opportunity to provide for a fuller mix of uses at higher densities in a more compact and 
active transportation-oriented built form. This would support transit investments while 
accommodating the Region’s employment and residential growth targets. 

The lands are within or in close proximity to Strategic Growth Areas 

3155 Argentia Road is within the Lisgar GO Planned MTSA identified on the Draft Major 
Transit Station Areas Schedule Y7. 1100 Burnhamthorpe Road West is within the 
Erindale GO Planned MTSA. 780 Burnhamthorpe Road is in close proximity to the 
Erindale GO Planned MTSA and the Downtown Mississauga Urban Growth Centre. 
Conversion of the Subject lands to permit non-employment uses will enable 
redevelopment with a mix of uses that will achieve transit-supportive densities that will 
support higher-order transit within these Strategic Growth Areas. 

There is an identified need for the conversion 

A conversion to permit non-employment uses will optimize the potential of the lands near 
transit investment, providing opportunities to direct growth, a broader mix of uses, and 
higher densities in a more compact and active transportation-oriented built form. 
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Mixed-use intensification of the Subject lands will contribute to achieving the Region’s 
growth and intensification targets, which are predicated on a significant shift towards 
medium and high density housing types and Transit-Oriented Development. 

Permitting higher density residential uses on the Subject lands will contribute to a fuller 
range and mix of housing options and a more complete community. The provision of a full 
range and mix of housing options cannot be provided in the existing residential areas 
proximate to the Subject lands as they are predominated by single and semi-detached 
housing and feature limited opportunities for intensification. 

Redevelopment of the Subject lands from low density, single use and an auto-oriented 
form to higher density, mixed-use and a pedestrian-oriented form will contribute to 
climate change mitigation It will contribute to a mode shift away from private automobiles 
and towards active transportation and transit, reducing greenhouse gas emissions. 

The lands are not required over the horizon of the Growth Plan for 
employment purposes 

Maintaining the Subject lands for employment purposes may lead to a decline in the 
number of jobs provided. While the Subject lands include several large-format retail 
buildings, there has been an overall contraction in the retail market over the last decade 
that has seen a reduction in retail demand for brick-and-mortar space. There are a 
number of contextual considerations that make redevelopment of the Subject lands with 
Employment Land Employment (ELE), such as manufacturing, warehousing and logistics 
uses unlikely. Even if the Subject land were redeveloped with ELE uses, such uses would 
likely lead to fewer jobs than are provided today given the low and decreasing 
employment densities of these uses. 

Redevelopment of the Subject lands with a full mix of uses will maintain if not expand the 
number of jobs provided. Higher density, mixed-use redevelopment of the Subject lands 
with reinvigorated retail and service uses and new public realm amenity, in combination 
with good access to existing and planned higher-order transit will provide the location 
characteristics that are favourable to support the demand for new office development and 
other higher-density employment uses. 

The municipality will maintain sufficient employment lands to accommodate 
forecasted employment growth 

There are sufficient lands within the Region and the City of Mississauga to accommodate 
forecasted employment growth to 2051. There are extensive vacant and underutilized 
lands that can accommodate a significant portion of forecasted employment growth and 
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Employment Land Employment growth specifically. The Subject lands will continue to 
provide an employment base, with the introduction of residential uses enabling a like-for-
like replacement of employment jobs and potential expansion of employment through 
new uses such as office and other higher-density employment uses. 

The proposed uses would not adversely affect the overall viability of the 
employment area 

There is a low potential for land use compatibility issues. The majority of the lands within 
the vicinity of the Subject lands do not permit ELE uses, are unlikely to be redeveloped 
with ELE uses, are unlikely to be redeveloped with major facilities in the case of existing 
ELE uses, or are located beyond the minimum separation distance recommended by the 
Province. Further, given the size of the Subject lands, there are opportunities for on-site 
buffering or other mitigation measures should compatibility issues be identified upon a 
subsequent more detailed analysis. 

Redevelopment of the Subject lands with a broad mix of uses will make the surrounding 
employment area more attractive and vibrant. Redevelopment of the Subject lands with a 
higher density mix of uses can help spur redevelopment of adjacent lands with higher 
density employment uses, including office. 

There is sufficient existing and planned infrastructure and public service facilities 
to support the conversion 

There is sufficient transit infrastructure to support mixed-use redevelopment. Conversion 
of the Subject lands to permit non-employment uses is supported by the availability of 
significant existing higher-order and local transit services within close proximity to the 
Subject lands. 

There are a number of community services and facilities in the vicinity of the Subject 
lands to support the requested conversion. There is a broad mix of community services, 
facilities and amenities within walking, cycling and short transit trip distance of the 
Subject lands which serve the existing community, and would be available to residents of 
a future residents living on the Subject Lands. 

There are no cross-jurisdictional issues relevant to the conversion request 
There are no known cross-jurisdictional issues that are relevant to the proposed 
conversion. The Subject Lands are wholly within the boundaries of Peel Region and the 
City of Mississauga, and there are no jurisdictional policies, regulations, ownerships, or 
easements of significance to this conversion request. 
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Based on the foregoing, and as will be detailed in formal employment land conversion requests 
that will be submitted to Regional staff, it is our opinion that this conversion request represents 
good planning. It is consistent with and conforms to the in-force and emerging policies and criteria 
related to employment land conversion in Policies 1.3.2.4 of the PPS, 2.2.5.9 of the Growth Plan, 
5.6.2.8 of the in-force Regional Official Plan, 5.8.30 of the Draft Regional Official Plan, and 10.1.4 
of the Mississauga Official Plan. Furthermore, conversion of the Subject lands will enable higher-
density mixed-use development that will implement the policies of the Draft Regional Official Plan, 
particularly policies on growth management, intensification, transportation, housing and climate 
change. 

We look forward to continued dialogue on this matter. If you have any questions, please do not 
hesitate to contact the undersigned. 

Yours very truly, 
URBAN STRATEGIES INC. 

Christine Fang-Denissov, MCIP, RPP, MRAIC 
Principal 

Cc: James Daniel, Development Manager, SmartCentres REIT 
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Attention; The Mayors, Councillors, and Chairperson of The Region of Peel 
10 Peel Centre Drive, Suite A and B 
Brampton, ON. L6T 4B9. 
Region of Peel Public Meeting Municipal Comprehensive Review 
November 4th, 2021 

RE: STAFF PRESENTATIONS 

5.1 
Peel 2051 Regional Official Plan Review and Municipal Comprehensive Review 

Providing Comments on the Peel 2051 Settlement Area Boundary Expansion and Land 
Needs Assessment Report 

The Region of Peel received a copy on August 13th from the Minister of Transport Carolyn 
Mulroney which states that it is uncertain that there will be a GO TRAIN In Caledon at any time 
in the next 30 years. Ministerial Zoning Orders are being handed out to municipalities across 
the GTA for sprawling developments and the public is being told that it’s because these 
developments will be serviced by transit. But Caledon Station is yet another development on 
Greenfields that will not be serviced by the province and so will be yet another financial burden 
to the Region of Peel. Why are we planning like we are getting a GO Train? We are not. 

 If developments like the Caledon Station subdivision, the massive Amazon warehouse that was 
just fast tracked through a request by the proponent for an MZO, as well as the Sandhill 
Industrial lands, are approved through the MCR, we will not make a dent in our Climate targets, 
and we will not be building complete communities. We will have more subdivisions surrounded 
by trucking hubs and warehousing.  

The analysis being put forward by Caledon staff and councillors on the GTAW 413 is that 
regional roads will cost more. This is not representing the public interest nor is it proven to be 
factual. To say road infrastructure will cost 6 million so it’s the preferred option ignores the 
estimated 10–20-Billion-dollar cost of the highway, the devastating environmental cost and the 
long-term health impacts that have yet to be studied by either MTO, Aecom or WSP. I attended 
both Community Value Plan meetings and all the Public Information meetings for the 413 -the 
studies for air and noise impacts of the GTAW have not been done. 

For residents who live near the pits and quarries that will extract and transport all the gravel 
required, who have already suffered through a $45,000.00 tribunal at LPAT, who are on private 
wells, approving more trucking and sprawl will be yet another assault on West Caledon which is 
still despite the onslaught of development, a UNESCO World Biosphere.  

Furthermore, there are schools in Caledon near the proposed route in the designated study 
area. Has anyone at MTO, Aecom, WSP, the Town of Caledon or the Region of Peel, addressed 
the impacts to those students?  
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Further I have not seen ANY documentation that the public supports the 413 in Caledon. 

Finally, Caledon staff do NOT represent the public interest. 
 I respectfully request that the Region of Peel: 
(1) Direct staff to prepare an alternative plan which would accommodate the entire demand
for housing within the existing settlement area. 
AND 
(2) Direct staff to prepare a set of draft zoning and OP amendments, including as of right
semi-detached homes on any currently single family dwelling lot and any which would bring 
existing neighborhoods up to densities and mixes of uses that would bring active 
transportation modal share above 60% - at minimum 90 people & jobs per hectare. 

Committee members please consider the voice of the Residents of Caledon today and the 
GUIDING PRINCIPLES OF THE GROWTH PLAN. 
Thank you, 
Jenni Le Forestier 
Resident of Caledon 
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November 3, 2021 

Region of Peel 
10 Peel Centre Drive 
Brampton, ON L6T 4B9 

Attention: Adrian Smith, RPP 
Director and Chief Planner, Regional Planning and Growth Management 

Re: Peel 2051 Official Plan Review – Draft MCR ROPA 

On behalf of Rogers Communications Inc. (Rogers), I am pleased to submit this letter with respect to the Peel 2051 
Official Plan Review and Draft MCR ROPA. Rogers owns a 62-acre parcel at 8200 Dixie Road between Orenda Road 
and Clark Boulevard, just east of West Drive (the Subject Lands).    

In July 2021, Rogers submitted a request for conversion from Employment to Mixed Commercial-Residential for a 
portion of the Subject Lands.  The facilities on the Dixie Road site no longer meet the needs of Rogers or its employees. 
While the building has been adapted for office use, it does not meet contemporary office standards and the location 
has very little opportunity for commuting by transit and connecting to key technology hubs such as Waterloo and 
Downtown Toronto.  

Rogers’ goal is to allow for future mixed residential/commercial uses (approximately 25 acres) that would provide 
greater land use interface to the adjacent residential neighbourhoods along Dixie Road, while protecting and allowing 
for reinvestment in new employment facilities on majority of the property.   We believe that allowing for a mix of 
residential and commercial uses, as well as new public parkland, along Dixie Road, will: 

1) allow for a more pedestrian friendly streetscape,
2) support the vitality of surrounding residential neighbourhoods, and
3) offer increased amenity for residents and workers in the area.

As of October 2021, the 8200 Dixie Road property has been identified by Peel planning staff as a site under review as 
part of the Peel Region’s Municipal Comprehensive Review (MCR).  We sincerely appreciate your consideration of 
our request, as well as the time and consideration of staff.    

To date, we have had highly productive and collaborative discussions with Peel Region and City of Brampton staff. 
We are grateful for their thoughtful consideration of our proposal.   We continue to work toward achieving the needs 
of all parties in determining the future of the Subject Lands. 

We believe that the redevelopment of the Subject Lands for mixed-use residential development 
along Dixie Road will support the City’s 2040 Vision for more urbanized neighbourhoods and make better use of an 
underutilized and outdated site.  We are also cognizant of the need to protect for a range of employment opportunities 
and ensure sufficient employment land supply to meet the Region’s future growth targets.   

When the final recommendations of the MCR come forward in 2022, we hope that Peel Region will support conversion 
of a portion of the Subject Lands.  Toward that end, we will continue to work with staff from both Peel Region and City 
of Brampton through the MCR process. 

Thank you again for your consideration. 

John Mallovy 
Vice President, Corporate Real Estate 
One Mount Pleasant Road 
Toronto, Ontario M4Y 2Y5 

November 3, 2021 
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November 3, 2021

Region of Peel
10 Peel Centre Drive
Brampton, ON L6T 4B9

Attention: Adrian Smith, RPP
Director and Chief Planner, Regional Planning and Growth Management

Re: Peel 2051 Official Plan Review – Draft MCR ROPA
Staff-Recommended Draft SABE Mapping
Part of Lot 22, Concession 1 EHS and WHS (Chinguacousy)__

Glen Schnarr & Associates Inc. is pleased to provide these comments on behalf of Bill Newhouse, 
owner of the lands located at the south-west and south-east corners of Old School Road and 
Hurontario Street in the Town of Caledon.

In review of the October 7, 2021 Peel 2051 Draft Settlement Area Boundary Expansion Update
Report and revised Draft SABE Mapping, we note that the lands on both sides of Hurontario Street, 
south of Old School Road have changed from Community Area to Employment Area. See 
Attachment 1. 

We propose that these lands are better suited to remain as Community Area (inferring primarily 
residential land uses) which will provide greater compatibility with the existing Mayfield West 
community to the south and would make better use of existing surrounding community 
infrastructure and amenities which are geared toward residential development.  For your 
information, a Local Official Plan Amendment Application has been filed (POPA 21-09) for the 
expansion (and completion) of the Mayfield West “Phase 1” Secondary Plan to round-out the 
Mayfield West community and to assign community-related land use designation and policies 
consistent with the existing Mayfield West Secondary Plan.  To demonstrate the appropriate 
community integration and connection for the east half of the subject lands with the existing 
Mayfield West community, we attach the proposed Trails Plan submitted in support of the LOPA. 
See Attachment 2.

We add that consideration for future employment uses in this location was not contemplated during 
the planning and development of the existing Mayfield West community. Conversely, the 
development of Community Area land uses on the subject lands will provide a better transition for 
the existing residential community to the south compared to Employment Area land uses.  
Development planning for this location with the knowledge that surrounding lands are planned for 
future Employment Area land uses (such as those lands north of Old School Road) will allow for 
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2

appropriate interface and transition considerations to be made and provide the opportunity for
advanced notification to new residents about future employment uses in the area. 

Further, due to MTO access restrictions on Hurontario Street, the development of the subject lands 
for Employment Area uses will force truck traffic onto Old School Road.  The majority of planned 
land uses along Old School Road are for Community Area uses and such Employment Area traffic 
are incompatible with and intrude into Community Areas.  Lands north of Old School Road will
have opportunities to redirect traffic through an internal industrial public road network and avoid 
the use of Old School Road. 

The developable area within these lands is approximately 20 hectares and is relatively small in the 
context of the overall Employment Area designation on the SABE Mapping.  In this regard, the 
removal of the Employment Area designation from these lands will have a nominal effect on the 
achievement of employment targets within the Designated Greenfield Area and can be easily
absorbed by the broader Employment Area land base. Likewise, the re-designation of the lands as 
Community Area will have a nominal effect on the residential land budget.

In view of the above, we wish to request the Region’s consideration to revert the Employment 
Area land use designation on the subject lands back to Community Area. We are available to 
discuss further at your convenience.  Please contact the undersigned if you have any questions or 
require anything further. 

Yours very truly,

GLEN SCHNARR & ASSOCIATES INC.

Jason Afonso, MCIP RPP
Senior Associate

c. B. Newhouse, owner
Mayor Allan Thompson, Town of Caledon
J. Downey, Ward 2 Regional Councillor
C. Early, Ward 2 Local Councillor
Region of Peel Planning and Growth Management Committee;
E. Sajecki, Interim Chief Planner, Town of Caledon
K. Chawla, Interim Policy Manager, Town of Caledon

ason Afonso, MCIP RPP
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ATTACHMENT 1

LANDS REQUESTED TO BE
DESIGNATED AS COMMUNITY AREA
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ATTACHMENT 2

Proposed Trail Master Plan
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From: kiran kaur 
Sent: November 3, 2021 4:27 PM 
To: ZZG-RegionalClerk <zzg-regionalclerk@peelregion.ca> 
Subject: planning@caledon.ca 

Hi, 

My name is Kiranjit Kaur and I am a resident of Caledon In the region of peel. I have looked over the 
2051 SABE Plan and wanted to add my own remarks laid out underneath: 

Area North of King St- WhiteBelt 

I saw there is a gap along the Airport street corridor north of King Street, south of Castlederg Side Road. 
As I would like to think, this region that adjoins the Greenbelt is being ignored in this arrangement. 
Leaving such a little piece of whitebelt doesn't appear to be plausible as far as future turn of events. Like 
the remarks for Sandhill, this region is unmistakably arranged to be essential for the development plan 
today and would be a solid impetus for business development for the whole district. This additional 
room would be an incredible fascination for huge organizations to migrate near future lodging (close 
wellspring of laborers from Humberstation and right now created private pockets of Caledon). It is 
deliberately found near the new GO station and public travel and near a significant GTA lane in Airport 
Rd.. At the present time the land in this space is exceptionally divided as far as possession which will 
possibly increment if not created bringing about higher acquisition costs for future likely employers.. 
Opening up this space would make the region considerably more alluring for such development. 

Humberstation Road area: 

I had the option to go to a couple of gatherings when this region was examined with respect to the 
arrangement and administrations. All city authorities concurred as do I that steering the administrations 
through Humberstation is a smart thought as it will fill in as a good backbone for future private 
improvement of the space. The area comparative with the Employment region and the Bolton hall is 
incredible for individuals to live near where they work. 

Sandhill Area: 
The land was proposed as a future save for work regions (North of Healey, south of King and West of 
Innislake street, and East of Torbram street). This land as I would see it is reasonable for employment 
purposes. I think this land is appropriate for outside storage, and 
coordinations/transportation/warehousing/processing plant purposes. 

Reagrds, 
Kiranjit Kaur 

November 4, 2021 
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From: Ardas Nijjer < > 
Sent: November 3, 2021 4:43 PM 
To: ZZG-RegionalClerk <zzg-regionalclerk@peelregion.ca> 
Cc: PLANNING@caledon.ca 
Subject: 2051 SABE COMMON GROWTH PLAN 

Hi, 

My name is Ardas Nijjer and I am a resident of Caledon in the region of peel. I have reviewed 2051 SABE 
PLAN and wanted to add my opinion as below: 

Humberstation Road area: 
I had the choice to go to two or three get-togethers when this locale was inspected concerning the 
arrangement and administrations.. All city specialists agreed as do I that guiding the organizations 
through Humberstation is a brilliant idea as it will fill in as a decent spine for future private improvement 
of the space. The region relative with the Employment area and the Bolton coordinator is mind blowing 
for people to live approach where they work 

Sandhill Area: 
The land was proposed as a future plan to put something aside for work regions(North of Healey, south 
of King and West of Innislake road, and East of Torbram road). This land as I would see it is sensible for 
business purposes. I think this land is proper for outside capacity, and 
collaborations/transportation/warehousing/handling plant purposes. 

Area North of King St- WhiteBelt 
I saw there is a gap along the Airport road hall north of King Street, south of Castlederg Side Road. As I 
might want to think, this region that borders the Greenbelt is being overlooked in this plan. Leaving such 
a little piece of whitebelt doesn't seem, by all accounts, to be conceivable to the extent of future 
development. Like the comments for Sandhill, this area is undeniably organized to be fundamental for 
the advancement plan today and would be a strong impulse for business improvement for the entire 
locale. This extra room would be a mind blowing interest for enormous associations to move not so 
distant future housing (close wellspring of workers from Humberstation and at the present time made 
private pockets of Caledon). It is purposely found close to the new GO station and public travel and 
almost a huge GTA path in Airport Rd.. Right now the land in this space is astoundingly separated 
similarly as ownership which will perhaps increase if not made achieving higher securing costs for future 
likely employers. Opening up this space would make the locale significantly more charming for such a 
turn of events. 

Regards, 
Ardas Nijjer 

November 3, 2021
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192 Spadina Avenue, Suite 427 
Toronto, ON M5T 2C7 

Tel: 1.416.944.0087 / 1.800.263.1139 (outside Toronto) 
Email: cera@equalityrights.org 
Web: www.equalityrights.org 

November 3, 2021 

Carolyn Parrish  
Chair of the Planning and Growth Management Committee 
Region of Peel  
10 Peel Centre Drive, Suite A, 6th Floor 
Brampton, ON L6T 4B9 

Dear Members of the Planning and Growth Management Committee, 

Re: Planning and Growth Management Committee – Housing and Inclusionary Zoning, 
Regional Official Plan Amendment (ROPA) 

I am writing on behalf of the Centre for Equality Rights in Accommodation (CERA), a non-profit 
organization working to advance the right to adequate housing. For over thirty years, we have 
worked tirelessly at the intersection of human rights and housing. CERA advances the right to 
adequate housing by providing free services to renters facing evictions and human rights 
violations to remain housed, by providing education and training about housing rights across 
Canada, and by advancing rights-based housing policy through research, policy 

development, advocacy and litigation.    

As you are aware, Canada is in the midst of a housing affordability crisis. In the Region of Peel 
many low- to mid-income households do not have access to affordable homes. Renters have been 
paying unaffordable rents or forced to move away from their communities, while many first-time 
home buyers have been priced out of the ownership market. When people live in safe, adequate 
and affordable homes, they are better able to meaningfully participate in their communities, 
cities and the economy. Pricing such groups out of the market runs the risk of segregation, the 
loss of community vibrance and inclusivity, and compromises the economic dynamism of the 
Region. 

We know addressing the housing crisis require multifaceted solutions that leverage the support 
of all levels of government. We are writing to acknowledge the efforts of the Planning and 
Growth Management Committee, and the staff of the Peel Region, who worked to produce a 
well-informed Regional Official Plan Amendment that takes into consideration the needs of 
the Region and the availability of resources to meet these needs over the next thirty years. It is 
a concern, however, that the needs of the Region’s lower income communities, who often 
bear the brunt of the housing crisis, will not be met by the proposed housing 
and Inclusionary Zoning plan.  

CERA supports the targets set out in the plan, chiefly the goal of ensuring 30 percent of all new 
housing units satisfy affordable housing need, half of which will be dedicated to low-income 
households. We worry that the definition of affordability does not meet the needs of  
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those living on lower incomes who need deeply affordable housing. Additionally, those living in 
housing precarity can benefit from supportive housing options which is not captured in the 
Region of Peel’s proposed plan.  

We also support the plan to develop a range of housing types, setting clear density and 
intensification targets. It is important to ensure that as part of the Region’s plan to increase the 
supply of housing, affordable purpose-built rentals are prioritized to meet the growing needs of 
the renter population who need access to stable rental homes. We are glad to see that the 
Region will further promote the creation of secondary suites.  

The Region’s plan to adopt Inclusionary Zoning is also an important step in equipping itself with 
a policy tool that can capture some of the value generated from booming property 
markets to redirect it towards the public good in the creation of affordable housing and mixed-
income communities. It is important that the Inclusionary Zoning bylaw is strong enough to 
result in the building of a range of affordable units and we hope the set aside rate of 10 percent, 
which was deemed feasible by the NBLC report, is approved. We also acknowledge the 
provincially imposed geographic limits within which the Region has had to contemplate its 
application of the Inclusionary Zoning policy. Where major transit station areas (MTSAs) are 
considered, we support the Region in its plans to coordinate with municipalities to design these 
areas as complete communities.  

Given these comments, we ask that you consider the following when approving the Regional 
Official Plan Amendment:  

1. Increase the target for affordable rental units and supportive housing, as low-
income households represent the greatest housing need in the Region. It is our
hope that these units will be deeply affordable and that their affordability timeline
can be expanded to 99 years.

2. Tie affordability to the incomes of the tenants rather than average market
rents, which do not reflect the real time needs of renter households as asking rents
are considerably higher than average market rents.

3. Prioritize ownership and administration of new affordable rental housing by
non-profits, co-op housing providers and other community partners, especially
those built on regionally owned and underutilized lands. Public assets should be
used to build deeply affordable housing that will remain affordable in
perpetuity, provided by non-profits and co-operatives.

4. Encourage affordable purpose-built rental developments, as well as the creation
of secondary units in the provision of affordable housing options both within and
external to MTSAs.

5. Improve intergovernmental coordination to secure funding and support to
increase the supply of affordable housing.

6. Ensure a strong IZ policy is adopted and ensure frequent reviews of the policy to
improve the quality of the initiative.

Thank you for your consideration of our recommendations. We look forward to providing 
our housing expertise as the policy evolves and welcome further discussions with the Region to 
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ensure this policy meets its goal of building the affordable housing the Region of Peel and its 
residents so desperately need.  

Sincerely, 

Bahar Shadpour 
Manager of Policy, Communications and Engagement 
Centre for Equality Rights in Accommodation (CERA)
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Regional Municipality of Peel 

10 Peel Centre Drive 

Brampton, ON 

L6T 4B9 

November 2, 2021 

File 5576-2 

Attn: Tara Buonpensiero, Acting Manager, Policy Development 

Kathryn Dewar, Principal Planner, Regional Planning & Growth Management 

Re: Peel Region Municipal Comprehensive Review - Settlement Area Boundary 

Expansion (August 2021 Update) 

7904 Mayfield Road, Town of Caledon 

Dear Ms. Buonpensiero, 

Weston Consulting is the planning consultant for Tarpa Construction Co. Ltd., the owner of the 

property municipally addressed as 7904 Mayfield Road in the Town of Caledon (herein referred 

to as the ‘Subject Property’). The Subject Property has an approximate lot area of 7.47 hectares 

(18.46 acres) that currently contains a garden supply centre and nursery. The property is 

designated as Prime Agricultural Area within the Peel Region Official Plan and Town of Caledon 

Official Plan. Weston Consulting has been engaged to assist the owner in participating in both 

the Peel Region and the Town of Caledon Municipal Comprehensive Review (MCR) process.  

The purpose of this letter is to respond to the Region’s latest Draft Conceptual Settlement Area 

Boundary Expansion (SABE) 2051 Map and policies that were released in August 2021. 

August 2021 SABE Update 

The Region’s Draft Conceptual Settlement Area Boundary Expansion (SABE) was recently 

updated in August 2021 and designates the Subject Property within the SABE Employment 

Area. Per our earlier submission correspondence in January 2021, we continue to be supportive 

of this designation for the Subject Property. We maintain our opinion, that existing services and 

infrastructure can logically be extended to the Subject Property, and that their location will allow 

for new connectivity and synergies with other nearby existing and proposed employment areas 

and major transportation corridors. 

Furthermore, we have reviewed the draft policies for Employment Areas within the latest 

consolidation of the Draft Regional Official Plan, and are particularly supportive of the following: 
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Policies 

 

5.8.18 Require the local municipalities to include employment designations in their official plans 

to accommodate a diverse range of employment uses to achieve the employment forecasts set 

out in Table 3 and to accommodate a variety of employment uses in accordance with the 

locational and market requirements of these uses.  

 

5.8.24 Assist the local municipalities in maximizing their economic development objectives and 

facilitating the development of Employment Areas through the provision of Regional 

infrastructure and services such as water and wastewater services, transportation and human 

services to Employment Areas based on the availability of servicing capacity and subject to 

capital budget allocation. 

 

5.8.26 Employment Areas are encouraged to be planned to achieve a minimum employment 

density of: 

26 jobs per hectare in Caledon 

30 jobs per hectare in Brampton 

45 jobs per hectare in Mississauga 

 

5.8.27 Protect and support existing and future Employment Areas in the vicinity of the Toronto 

Pearson International Airport, the Brampton Flying Club Airport, major highway interchanges and 

rail yards for manufacturing, warehousing and associated retail, office and ancillary facilities 

where appropriate. 

 

5.8.29 Ensure retail and commercial uses that are accessory to the primary employment use 

may be permitted in Employment Areas in accordance with the local municipalities official plan. 

 

We are supportive of these draft policies which instruct local municipalities to provide for a 

diverse range of employment uses and accessory uses, establish minimum employment 

densities, protect existing and future Employment Areas near key infrastructure, and allocate 

Regional infrastructure to service Employment Areas. It is critical that the proposed Regional 

Official Plan facilitate the broadest range of uses within newly designated Employment Areas. 

Broad and diverse land use permissions will allow new Employment Areas to respond and 

develop rapidly according to market conditions, including providing desirable local services to 

employees and customers.  

 

Accordingly, we ask that the Region ensure that the broadest range of industrial uses, including 

offices, will be permitted within Employment Areas, along with supportive and compatible 

commercial and retail uses such as gas stations, restaurants, banks, daycares, and automotive 

shops. As well, the broadest range of accessory uses including outdoor storage, retail and 

commercial space, office, should be permitted to support principal employment uses. The above 

requested uses are logical in nature, in that they can further support the recently altered 

designation of the lands to the north along Humber Station Road, which are now proposed to be 

SABE Community Area. 
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We appreciate your consideration of the above and formally request that the comments 

contained herein be kept on record within the SABE process as Regional Staff finalizes the 

proposed Regional Official Plan schedules and policies. 

 

We reserve the right to provide further comment on the Peel Region MCR and request to be 

notified of any further revisions, approvals and notices applicable to the MCR process. Further 

correspondence and comment may be provided as more information becomes available. Should 

you have questions or require anything further, please do not hesitate to contact the undersigned 

(ext. 236) or Paul Tobia (ext. 290).  

 

Yours truly, 

Weston Consulting 

Per: 

 

 
 

Kevin Bechard, BES, M.Sc., RPP 

Senior Associate 

 

c.  Armando Rosano, Tarpa Construction Co. Ltd. 

 Dan Kraszewski, D.J.K. Land Use Planning 

 Ed Sajecki, Acting Chief Planner, Town of Caledon 
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APPENDIX 1 – 12404 AIRPORT ROAD, TOWN of CALEDON 
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Region of Peel Official Plan 
• Rural System
• Prime Agricultural Area
• Major Road (Airport Road)

Town of Caledon Official Plan 
• Prime Agricultural Area
• High Capacity Arterial (Airport Road)
• Located on periphery of Tullamore

Employment Area

Schedule A: Town of Caledon Land Use Plan 
SUBJECT 
SITE 

APPENDIX 2 – 12404 AIRPORT ROAD, TOWN of CALEDON 
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Land Use Designations 

SUBJECT 
SITE 

Schedule N: Tullamore Land Use Plan 
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Zoning By-law 2006-50 (formerly 861 and 
87-250) zones the property “Agricultural (A1)”.

Permitted uses include (but are not limited to): 
• Agricultural-related Industrial Use
• Dwelling, Detached
• Farm
• Farm Equipment Storage Building
• Gasoline Pump Island, Accessory
• Open Storage, Accessory

APPENDIX 2 – 12404 AIRPORT ROAD, TOWN of CALEDON 

Zoning By-law 

SUBJECT 
SITE 
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APPENDIX 3 – 12404 AIRPORT ROAD, TOWN of CALEDON 

Draft Settlement Area 
Boundary Expansion (Sept. 2021) 

SUBJECT 
SITE 
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November 2, 2021 

The Region of Peel 

Regional Planning and Growth Management 

10 Peel Centre Drive, Suite A 

Brampton, Ontario 

L6T 4B9 

ATTN: Mr. Adrian Smith, MCIP, RPP 
Director and Chief Planner 

RE: Municipal Conversion Review 
9340, 9358, and 9370 Goreway Drive 
City of Brampton 
Candevcon File No.:  P55/21W 

Dear Sir, 

Candevcon Limited is submitting this letter in support of a request to include Mixed-Use/High Density Residential uses 
within the Employment Area in the City of Brampton Business Employment Corridor and Lester B. Pearson Operating 
Area.  The lands in question are located between Humberwest Parkway and Goreway Drive mid-block between Queen 
Street and Williams Parkway.  The lands are municipally known as 9360, 9358 and 9370 Goreway Drive, as illustrated 
on Figure 1.  The landowners to include Mixed-Use/High Density Residential uses to the existing uses.  We understand 
a conversion must be through a Municipal Comprehensive Review (“MCR”) where the following has been 
demonstrated: 

a) There is a need for the conversion;
b) The Region and area municipality will continue to meet the employment forecasts of this Plan;
c) The conversion does not affect the overall viability of the employment area and the achievement of

intensification and density targets;
d) There is existing or planning infrastructure to accommodate the proposed conversion;
e) The lands are not required over the long-term for employment purposes;
f) The lands do not fulfill the criteria for provincially significant employment lands;
g) The lands do not affect the operations or viability of existing or permitted employment uses on nearby

lands; and
h) Cross-jurisdictional issues have been considered.

We are aware the Region is undertaking a MCR of its Regional Official Plan and a Public Meeting is scheduled for 
November 4, 2021.  We would like the opportunity to engage in the necessary studies and research required to 
adequately address the criteria mentioned above to allow for the conversion of the subject lands include Mixed-
Use/High Density Residential uses within the Employment Area designation.  With this in mind, we would appreciate 
the opportunity to meet with you to discuss the necessary steps required to facilitate the said change in designation 
for the subject lands and receive notification of any reports and decision related to the MCR. 

PROPOSAL 
The proposed land use change would involve the inclusion of retail, high density residential and commercial uses on 
the subject lands.  These lands have been designated Business Employment Corridor permitting retail, office and light 
industrial uses.  The lands are also located within the Lester B. Pearson Operating Area. The lands represent a 
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Page 2 

transitional area between the industrial uses found on the west side of Humberwest Parkway and the institutional and 
residential uses along the east side of Goreway Drive.  The inclusion of the mixed-use/high density residential uses 
would provide an added buffer to the sensitive land use on the east side of Goreway Drive from the manufacturing 
warehouse uses located on the west side of Humberwest Parkway while assisting in meeting regional and city 
population and employment targets. 

Under new Regional Official Plan Policy (Policy 5.8.31) local municipalities may accommodate new retail and 
commercial uses in Employment Areas by designating lands within Business Corridor in Brampton subject to 
municipally initiated study and local official plan policies to the satisfaction of the Region that demonstrates the 
following: 

a) The lands to be re-designated are located on the periphery of an Employment Area;
b) The building(s) have direct frontage onto a corridor that is supported by existing or planned higher order

transit;
c) The proposed uses are accommodated in a multi-storey mixed use office building;
d) Appropriate transition and buffering are provided to sensitive uses;
e) The planned function and viability of the Employment Area including movement of goods are not

adversely impacted; and
f) The development exceeds the minimum Employment Area density for the local municipality prescribed

in Section 5.8.26.

Furthermore, under new Regional Official Plan Policy (Policy 5.8.32) Employment Areas within delineated Major 
Transit Station Areas have the potential to integrate non-employment uses.  The policy permits retail, residential, 
commercial and non-ancillary uses without the requirement of an amendment to this Plan, subject to the completion 
of a municipally initiated planning study and local official plan amendment to implement the requirements of Section 
16(16) of the Planning Act R.S.O 1990, to the satisfaction of the Region. The subject lands are within or just outside the 
800 metres radius of a planned Major Transit Station located at the corner of Queen Street and Humberwest Parkway.  
We would respectfully request the subject lands be included in the Queen Street Humberwest Parkway planned Major 
Transition Station radius to allow for the inclusion of mixed-use/high density residential uses within the Business 
Corridor designation for these lands. 

The City of Brampton’s Official Plan Employment Policies for the Business Corridor (Policy 4.4.1.7) allows for the 
addition of non-employment uses within the designated Business Corridor subject to a municipal comprehensive 
review.  The additional non-employment uses would require an official plan amendment, including an amendment to 
the Secondary Plan which demonstrates: 

a) There is a need for the conversion;
b) The city will meet the employment forecasts set out in Section 2 of the City Official Plan;
c) The conversion will not adversely affect the overall viability of the employment area and achievement of

the intensification target, density targets and other policies of the City’s Official Plan;
d) There is existing or planned infrastructure to accommodate the proposed conversion;
e) The lands are not required over the long term for the employment purposes for which are designated;

and
f) Cross-jurisdictional issues have been considered.

EMPLOYMENT LAND CONVERSION CRITERIA 
The following will briefly address the conversion criteria.  A more detailed analysis would be undertaken at time of 
rezoning and site plan application development stage. 
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1. THE NEED FOR THE CONVERSION

With the onset of the COVID pandemic, financial viability as well as competitive restrictions have required
landowners to consider alternative options for development. The inclusion of mixed use/high density
residential uses within the Business Corridor for the subject lands would provide additional investment
choices to the landowners while allowing young adults to live in close proximity to the workplace building on
the established community environment currently along Goreway Drive.

2. THE REGION AND AREA MUNICIPALITY WILL MEET THE EMPLOYMENT TARGETS FOCASTED OF THE PLAN

The employment targets forecasted for the City of Brampton is 30 jobs per hectare.  The inclusion of mixed
use/high density residential uses within the Business Corridor for the subject lands would provide additional
investment choices to the city and landowner creating more job opportunities than if the lands were
developed as an industrial use, increasing the potential to meet the regional and local employment targets.

3. THE CONVERSIONS WILL NOT ADVERSELY AFFECT THE OVERALL VIABILITY OF THE EMPLOYMENT AREA AND
THE ACHIEVEMENT OF THE MUNICIPAL INTENSIFICATION TARGET, DENSITY TARGETS AND OTHER POLICIES
OF THE PLAN

The inclusion of mixed-use/high density residential uses would not adversely affect the overall viability of the
employment area or the achievement of municipal intensification and density targets.  The employment
targets can realistically be attained with the additional office and retail uses generated by the mixed-use
development.  The residential component of the proposed development will assist in meeting the population
density targets forecasted for the regional and area municipality.  Studies will need to be undertaken to
support this claim.

4. THERE IS EXISTING OR PLANNED INFRASTRUCTRE IN PLACE TO ACCOMMODATE THE POPOSED USE

The inclusion of mixed-use/high density residential use development would take advantage of the current
infrastructure and build on what is in place to accommodate the proposed use.

5. THE LANDS ARE NOT REQUIRED OVER THE LONG-TERM EMPLOYMENT PURPOSES FOR WHICH THEY ARE
DESIGNATED

The inclusion of mixed-use/high density residential development will include the addition of retail and
commercial uses further contributing to the long-term employment potential of the lands generating more
jobs in the area.  The residential uses will provide additional housing for the manufacturing sector adjacent to
the site. This will support the development of a more vibrant, mixed-use area around the proposed transit
hub.

6. THE LANDS ARE DO NOT AFFECT THE OPERATIONS OR VIABILITY OF EXISTNG OR PERMITTED EMPLOYMENT
USES ON NEARBY LANDS

The inclusion of mixed-use/high density residential uses do not affect the operation or viability of existing or
permitted employment uses on nearby lands.  The lands would provide a transitional area between the
employment use to the west of Humberwest Parkway and the residential/institutional uses along Goreway
Drive. The additional commercial uses will contribute to the generation of more jobs in the area while the
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residential uses will provide additional housing for manufacturing sector adjacent to the site both increasing 
the viability and attraction of the employment uses on nearby lands. 

7. CROSS JUSRIDICATIONAL ISSUES HAVE BEEN ADDRESSED

Once the mixed-use/high density residential uses have been assigned to the Business Corridor designation,
studies undertaken relating to the zoning and site plan development will address any cross jurisdictional
issues.

We kindly request a meeting with you to discuss the necessary steps required to facilitate the said change in 
designation for the subject lands in order to ensure the landowners’ interests are not negatively impacted. 

Should you have any questions regarding the content of this letter, feel free to contact the undersigned at your 
convenience. 

Sincerely,  
CANDEVCON LIMITED 

Maria Jones  MCIP, RPP 
Project Planner 
maria@candevcon.com

cc. Harsh Pabla
Andrew McNeill, City of Brampton
Dana Jenkins, City of Brampton
Diarmuid Horgan
Steven Giankoulas
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November 4th, 2021

To Peel Regional Councillors

RE: Inclusionary Zoning Official Plan Amendment, Zoning By-law Amendment and
Draft Implementation Guidelines

Peel Region has been working on a new policy that would force new developments
to set aside a percentage of units as affordable housing. This is thanks to the
pressure of many housing and anti-poverty advocates like ACORN members, and
allies, across Ontario who won Inclusionary Zoning (IZ) policies in 2018 from the
Provincial Government after years of campaigning. ACORN members fought for
Inclusionary Zoning because we are facing the housing crisis every day.

However, the housing crisis continues to grow, and policies such as Inclusionary
Zoning are one tool that can help address the problem while also taking profit away
from rich developers and delivering them to low and moderate-income communities
in the form of affordable housing. This is why there is an organized push by
developers to push back and weaken what is currently being proposed.

For Toronto’s Inclusionary Zoning plans, ACORN has moved the proposed bylaw
from a weak policy to something much bolder. We’ve gone from units being
affordable for 25 years, to units being kept affordable for 99 years. We’ve moved the
definition of affordable from average market rent to a definition based on 30% of
household income. We’ve gone from bad to better and that’s what we’d like to see
happen with Peel’s plans. We cannot accept that Inclusionary Zoning is setting aside
“50% of 30%” for low-income families. Yes, the housing crisis is affecting whole
sections of our society, but low and moderate-income families are those who are at
most risk of housing insecurity and poverty. We see it and live every day in
Cooksville, and what we’re seeing is more rich condo developments and not enough
housing targetted for people like me and my neighbours in one of Peel’s
lowest-income neighbourhoods.

We are also extremely displeased with how Inclusionary Zoning is applied only along
major transit routes. We recognize this is beyond Peel’s power to change, but
low-income members of Peel ACORN want the Region to know we want to build and
preserve communities for low-income people, and we cannot reasonably do this
exclusively in dense high-rise neighbourhoods. We need more affordable housing
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options than just busy and dense transit ways to grow and nurture low-income
neighbourhoods.

Overall, the currently proposed policy is not good enough. Working-class people in
Peel cannot wait years, and they cannot accept such a weak version of Inclusionary
Zoning. We need to see something much bolder which will speed up and strengthen
the program for low-income people. We need to see our right to housing protected
and for the Region to take advantage of this major opportunity.

Peel ACORN members demand the following:

● Require the MAXIMUM amount of units possible set aside as permanent,
deeply affordable, rental housing

● Inclusionary Zoning must be fully phased in by 2025
● It must be fully phased in at 30% set aside as affordable for low-income

families - which city studies have shown will allow developers to get 15%
profit and landowners to get 10% above the value of their land

● It must prioritize affordable rental housing, which is more affordable for
lower-income households, in all developments, by targeting set-aside rates
that will incentivize rental over ownership

● Maintain the current proposal of units being affordable forever, no
sunset-clause

● Bring in a new definition of ‘affordable’, based on income NOT market rent
● That Inclusionary Zoning  policies apply to all new developments with 60 units

or more

On behalf of Peel ACORN,

Marcia Bryan,

Chair, Cooksville ACORN
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