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6.1 Land Acquisition/Disposition / Solicitor-Client Privileged Advice

A matter pertaining to the proposed or pending acquisition of land by the
municipality, including communications necessary for that purpose;
advice that is subject to solicitor-client privilege; and a position, plan,
procedure, criteria or instruction to be applied to any negotiations carried
on or to be carried on by or on behalf of the municipality.

6.2 Personal Matter / Identifiable Individual

A personal matter pertaining to identifiable individuals, including
municipal employees, with respect to the 2025 Mayor's New Year's
Honour List.

7. Adjournment



Report to Planning and Environment Committee

To: Chair and Members
Planning and Environment Committee
From: Scott Mathers, MPA, P.Eng.

Deputy City Manager, Planning and Economic Development

Subject: Planning & Development and Building
Housing Update — 2024 Year-To-Date

Date: October 2, 2024

Recommendation

That, on the recommendation of the Deputy City Manager, Planning and Economic
Development, the following report BE RECEIVED.

Executive Summa

The purpose of this report is to provide Municipal Council with information regarding
tracking of Council approvals and new housing units based on their status within the
planning and development application process (also called the development “pipeline”).

At the April 16, 2024 Strategic Priorities and Policy Committee, Staff presented the
Targeted Actions to Increase London’s Housing Supply in support of the municipal
Housing Pledge of 47,000 new housing units. The Targeted Actions report identifies
tracking and reporting methods associated with different categories of housing unit in
the pipeline.

Linkage to the Corporate Strategic Plan

This report supports the 2023-2027 Strategic Plan areas of focus, including the
following under Housing and Homelessness and Well-Run City:

e The City of London demonstrates leadership and builds partnerships to increase
quality, affordable, and supportive housing options that promotes access to a
range of quality, affordable, and supportive housing options that meet the unique
needs of Londoners.

e A well-planned and growing community that promotes faster/ streamlined
approvals and increasing the supply of housing with a focus on achieving
intensification targets.

Analysis

1.0 Council Housing Approvals

In the month of September, there were 1,485 units approved by Council. As of the
September 24, 2024, Council Meeting, 13,110 units have been approved for the year-
to-date in 2024. These units include Zoning By-law Amendments and Draft Plans of
Subdivision approved by Municipal Council.

Table 1: Year-to-date Council Approved Units
As of: September 24t Council

New Units New Units | New Units | Provincial Pledge
Year-to-date in 2023 in 2022 Total New Units

13,110 5,337 4,430 22,877




2.0 Building Permit Housing Summary

The following section provides an update on current housing activity. It includes both
data from the City’s Building Division statistics. The table below includes year-to-date
(YTD) new housing units in building permits issued by the Building Division.

Table 2: New Housing Units in Permits Issued by the Building Division.
As of: August 31, 2024

Units Units % Change 5-year Average | 5-year Average
(2024 YTD) | (2023 YTD) | (2023 YTD) Units (YTD) % Change (YTD)

2,677 1,191 125% 2,155 24%

Due to the delay between permit issuance and a CMHC “housing start” the number of
permits issued and the number of “housing starts” will not match. CMHC defines a
“housing start” as the beginning of construction work on the building where the dwelling
unit will be located. Preliminary work on a housing construction site may occur before or
after a permit building permit is issued.

3.0 New Housing in London

CMHC provides monthly reporting on housing starts that is used by the Province as the
basis for determining London’s progress towards our 47,000 unit housing pledge.
Progress towards the housing pledge is counted after January 1, 2022. Due to the use
of CMHC "housing starts”, any homes in a building that had construction work initiated
prior to January 1, 2022, is excluded from the Province’s housing tracking data.

London has been extremely successful in promoting more intense forms of housing and
achieving much needed apartment rental housing. An apartment building can take
several years to construct and when multiple phases of a building are constructed on
the same property a “housing start” the entire ultimate development is registered by
CMHC. One example, is the new Centro building at 110 Fullarton St. This building was
counted as a construction “housing start” in the CMHC data prior to January 1, 2022;
however, as of the writing of this report, the building is still under construction and will
provide 652 new homes for Londoners when completed in the coming months.

Civic Administration has identified almost 3,000 housing units registered as “housing
starts” prior to 2022 that represent new homes for Londoner’s since Council’s 47,000
unit housing pledge.

The following table provides a hybrid housing unit total combining the CMHC’s “housing
starts” data since January 1, 2022, and with the additional new housing available to
Londoners over the housing pledge period.

Table 3: Provincial Pledge New Housing Units
As of: August 31, 2024

CMHC Pre 2022 Provincial
Source Year Housing Housing Pledge
Starts Starts New Housing
2022 2,495 412 2,907
2023 1,534 195 1,729
2024 (to date) 1,996 543 2,539
Pre 2022 Starts Currently 3 1775 1775
Under Construction ’ ’
Total New Housing Units: 8,950




3.0 Recent Canada Mortgage and Housing Corporation (CMHC)
Housing Market Analysis

The CMHC housing supply and market reports are published throughout the year and
will be summarized in this monthly staff report. There is currently no new reporting
available.

4.0 Completed Housing Initiatives

This section of the report provides a summary list of the City’s housing initiatives
undertaken in support of Municipal Housing Pledge of 47,000 new units. The following
initiatives have been completed since introduction of the municipal housing target in
October 2022:

e Q12023 Council adoption of Province’s Housing Pledge.

e Q3 2023 Federal Government’s approval of City’s Housing Accelerator Fund
(HAF) Application.

e Q4 2023 Housing Open Data Initiative: Vacant Land Inventory on City’s Open
Data Portal.

e Q12024 Additional Residential Unit (ARU) policy and zoning amendments.

o Q2 2024 Targeted Actions Report: “Targeted Actions to Increase London’s
Housing Supply: Supporting Council’s Pledge for 47,000 units by 2031”.

e Q2 2024 Draft Land Needs Assessment (Community Growth Land Uses), for
continued consultation.

e Q3 2024 Heights Review/Transit Village/Major Shopping Area, pending Minister
of Municipal Affairs and Housing approval.

e Q3 2024 Protected Major Transit Station Areas Zoning Review, pending Minister
of Municipal Affairs and Housing approval.

Conclusion

The purpose of this report is to provide Municipal Council with information regarding
housing units based on their status within the planning and development application
process. This report provides information on new unit approvals from Council and
building permits issued.

A new City of London webpage is also being prepared to highlight key housing
indicators and initiatives. Until the web portal is ready, these monthly reports will be
brought to Council during for the transition period.

Prepared by: Brandon Coveney
Planner, Planning Policy (Growth Management)

Reviewed by: Travis Macbeth, MCIP, RPP
Manager, Planning Policy (Growth Management)

Reviewed by: Heather McNeely, MCIP, RPP
Director, Planning and Development

Recommended and

Submitted by: Scott Mathers, MPA, P. Eng.
Deputy City Manager, Planning and Economic
Development

Copy:

Alan Shaw, Director, Building Services

Kyle Wilding, Senior Manager, Building Services
Justin Adema, Manager, Long Range Planning



Report to Planning and Environment Committee

To: Chair and Members
Planning & Environment Committee
From: Scott Mathers, MPA, P.Eng.
Deputy City Manager, Planning and Economic Development
Subject: Information Report on Provincial Planning Statement (PPS),
2024
Date: October 2, 2024

Recommendation

That, on the recommendation of the Director, City Planning and City Planner, this report
regarding the Provincial Planning Statement, 2024 BE RECEIVED for information

Executive Summa
Summary of Provincial Planning Statement, 2024

The Provincial Planning Statement, 2024 (PPS 2024) will come into effect on October
20, 2024. In accordance with section 3 of the Planning Act, all decisions on land use
planning matters made on or after that date are required to be consistent with the PPS,
2024.

Highlights of the changes include:

e Terminology change from Provincial Policy Statement to Provincial Planning
Statement

e Official Plan updates must supply enough land for a 20-30 year timeline, based
on the Ministry of Finance’s 25-year growth projections.

e Settlement area expansions and removing lands from employment areas can
now be pursued at anytime, rather than during a Municipal Comprehensive
Review as required previously.

e Requirements for Municipal Comprehensive Reviews have been removed.

e Employment lands have been redefined to include industrial, manufacturing, and
warehousing uses while removing commercial and institutional uses.

e New policy requires development within 300 metres of employment areas to
avoid, minimize, and mitigate potential impacts on the long term economic
viability of employment uses.

e Strategic Growth Area policies incorporated into the PPS from the Growth Plan

o Major Transit Station Areas (MTSAs) are required to plan for minimum
density targets (ex. 160 residents and jobs combined per hectare for
MTSAs along Bus Rapid Transit).

o Requirement to provide housing options by supporting residential
developments, such as redevelopment of underutilized shopping malls,
plazas, and institutional sites.

o Requirement to plan for intensification on lands adjacent to existing and
planned frequent transit corridors, where appropriate.

e Large and fast-growing municipalities are encouraged to plan for a target of 50
residents and jobs per gross hectare in designated growth areas.



e Large and fast-growing municipalities are required to undertake watershed
planning to inform water, sewer, and stormwater services.

e New requirement to collaborate with school boards to plan for schools and
childcare facilities, as well as publicly assisted post-secondary institutions to plan
for student housing near institutions.

e Land uses in the vicinity of airports that may cause a potential aviation safety
hazard are prohibited, whereas they were previously discouraged.

e Parcels in prime agricultural areas will be allowed up to two additional residential
units, provided that a residential unit is currently permitted.

Purpose and the Effect of Recommendations

The purpose and effect of the new PPS 2024 is to provide municipalities with the tools
and flexibility they need to build more homes. It enables municipalities to plan for and
support development, and increase the housing supply across the province, align
development with infrastructure to build a strong and competitive economy that is
investment-ready, foster the long-term viability of rural areas, and to protect agricultural
lands, the environment, and public health and safety,

Each section of PPS 2024 is summarized with the implications and implementation
actions necessary to The London Plan.

Linkage to the Corporate Strategic Plan

This recommendation supports the following Strategic Areas of Focus:

e Housing and Homelessness by:
Ensuring London’s growth and development is well planned and considers use,
intensity, and form, which includes.
o Directing growth and intensification to strategic locations in a way that
maximizes existing assets and resources, and
o Protecting natural heritage areas and agricultural areas for the needs of
Londoners now and into the future, and by

Supporting faster/streamlined approvals and increasing the supply of housing with a
focus on achieving intensification targets.

Analysis

1.0 Summary of Changes

1.1  Previous Report Related to this Matter
City Comments on Draft 2023 Provincial Policy Statement, Planning and Environment
Committee, July 17, 2023.

1.2  Planning History

The Provincial Policy Statement (2020 PPS) is an important planning document that
establishes minimum requirements for all planning decisions in Ontario. Any decision on
a planning issue is required to be consistent with the policies of the PPS. The PPS has
been revised several times including updates in 2005 (when the “consistency”
requirement was established), 2014, and 2020.

On April 6, 2023, a draft 2023 Provincial Planning Statement (2023 PPS) was released
for consultation on the Environmental Registry of Ontario. A revised draft of the new
Provincial Planning Statement (PPS 2024) was introduced in April 2024 to replace the
Provincial Policy Statement (PPS 2020) and A Place to Grow: Growth Plan for the
Greater Golden Horseshoe (2019).



1.2 Overview of PPS 2024

Following consultations with municipalities, interested parties and the public, a final
version of the PPS was released on August 20, 2024. The PPS, 2024 will come into
effect on October 20, 2024. In accordance with section 3 of the Planning Act, all
decisions on land use planning matters made on or after that date are required to be
consistent with the PPS, 2024. Key changes include:

Planning

e Modified: Change land supply timeline from a maximum of 25 years to 20-30
years. Infrastructure, public service facilities, strategic growth areas and
employment areas may extend beyond 30 years (s.2.1.3).

e New: New growth forecasts must be based off the Ministry of Finance’s 25-year
growth projections (s.2.1.1).

Housing

e New: Municipalities must now permit redevelopment of underutilized shopping

malls, plazas, and institutions to meet housing needs (s.2.2.1.b.2).
Settlement Areas

e New: Focus on large and fast-growing municipalities, and these municipalities
are encouraged to target 50 residents and jobs per gross hectare in designated
growth areas (s.2.3.1.5).

Boundary Expansion

e Removal: Requirements for Municipal Comprehensive Reviews for boundary
expansions (s.2.3.2).

e New: Criteria for municipalities to evaluate boundary expansion, which include
land needs, infrastructure capacity, etc. (s.2.3.2.1).

Strategic Growth Areas

e New: Concept of Strategic Growth Areas introduced from the Growth Plan for the
Greater Golden Horseshoe (s.2.4.2).

e New: Concept of Major Transit Station Areas that municipalities are required to
delineate (s.2.4.2).

e New: minimum density targets for Major Transit Station Areas (MTSAs) on higher
order transit corridors (s.2.4.2.2).

¢ New: Municipalities encouraged to promote density and intensification in Major
Transit Station Areas (MTSAS) (s.2.4.2.3).

¢ New: Requirement for municipalities plan for intensification along frequent transit
corridors, where appropriate (s.2.4.3).

Employment

¢ New: Development within 300 metres of employment land is required to avoid,
minimize, or mitigate potential impacts (s.2.8.1.3).

e New: Lands can be removed from employment uses at any time without the need
for a Municipal Comprehensive Review following a list of criteria, such as land
need, impact on adjacent uses, infrastructure (s.2.8.2.5).

e New: Removes commercial and institutional uses from Employment definition,
redefines as industrial, manufacturing, warehousing (s.8).

Water

e Modified: Large and fast-growth municipalities are required to undertake
watershed planning to inform sewage, water, and stormwater services. (s.4.2.3).

e New: Encouraged to collaborate with local conservation authority during
watershed planning (s.4.2.5).

Agriculture

¢ New: Two additional residential units will be permitted in prime agricultural land
areas where a residential unit is currently permitted, as long as criteria is met
(s.4.3.2.5).

Implementation

¢ Modified: Planning decisions must be consistent with the PPS even before
Official Plans and other planning documents have been updated for conformity
(s.6.1.7).

e Modified: Municipalities are encouraged to reach densities beyond the minimum
targets in the PPS (s.6.1.12).



2.0 Analysis of PPS, 2024
2.1 Growth Management and Housing

Elimination of the Growth Plan

With the approval of the PPS, 2024, The Growth Plan for the Greater Golden
Horseshoe, 2019 (Growth Plan) will be repealed. While London is not within the
planning area for the Growth Plan, some policies from the Growth Plan are incorporated
into the PPS, 2024. Therefore, this change will affect London by requiring these policies
to be considered. Specifically, these changes relate to municipal forecasts and the
approach to growth management, which are described the following sections.

Municipal Forecasts

As per section 2.1.1, municipalities must now base growth forecasts on the Ministry of
Finance's 25-year population projections, which currently project population and
employment until 2046. However, older provincial forecasts may still be used for
ongoing land use planning (s.2.1.2). Municipalities must ensure land availability for
projected needs over a 20-30-year period, but can plan beyond this period for
infrastructure, public services, strategic growth, and employment (s.2.1.3).

Prior to the PPS, 2024 coming into force municipalities were required to follow the
projections contained in the Growth Plan, or for municipalities outside of the Greater
Golden Horseshoe like London to prepare their own forecasts. In 2022, Council adopted
a forecast for London that will need to be updated to incorporate the Ministry of Finance
projections for purposes related to planning matters, such as in the ongoing land needs
study, which forms a part of the update to The London Plan.

Next Steps: Amendments to The London Plan may be required. The Ministry of Finance
25-year projection will be incorporated into the currently ongoing Land Need Study.

Focus on Key Growth Areas

The PPS, 2024 prioritizes the building of more homes for Ontarians, with a focus on
affordable housing and residential intensification (s.1). PPS, 2024 prioritizes strategic
growth areas and transit corridors for population and employment growth (s.2.4).
Planning authorities must delineate Major Transit Station Areas (MTSAs) generally
within a 500-800 metre radius of transit stations. Section 2.2.1(b)2 requires authorities
to facilitate residential development on underutilized commercial and institutional sites.
Section 2.3.1.4 requires setting minimum targets for intensification and redevelopment
within built-up areas, based on local conditions. Section 2.3.1.5 encourages large and
fast-growing municipalities to target 50 residents and jobs per hectare in designated
growth areas. Section 6.1.12 encourages municipalities to exceed PPS, 2024 density
targets. Section 2.1.6 replaces “healthy, liveable, and safe communities” (PPS, 2020,
s.1.1.1) with “complete communities” which defers environmental and public health
considerations to other sections of the document. Section 2.3.1.6 directs phasing
policies for orderly development.

Next Steps: The major aspects of the changes made in the PPS, 2024 have already
been incorporated into The London Plan, including identifying protected major transit
station areas in 2021 and, more recently, strategic growth areas at the September 24,
2024 Council meeting. These policies of The London Plan will be reviewed for
consistency as part of the ongoing update to The London Plan but major changes are
not anticipated.

Affordable Housing

The definition of affordability is unchanged in the PPS, 2024. In addition, the PPS, 2024
policy removes references to market-based housing and instead embed affordable
housing within the concept of a broader mix of housing options to meet diverse needs
(2.2.1.a). Existing requirements for municipalities to establish minimum targets for
housing that is affordable for low to moderate income households are maintained
(s.2.2.1(a)).




Next Steps: No amendments to The London Plan are anticipated.

Settlement Areas

Settlement areas remain the key focus for growth. Municipalities can expand settlement
boundaries when meeting specific criteria. In London the “settlement area” includes all
lands within the Urban Growth Boundary or a rural neighbourhood. Prior to the PPS,
2024 municipalities could only consider settlement area expansion through a
comprehensive review, which also defined specifically what factors needed to be
considered. Municipalities can now consider expanding settlement areas at any time,
subject to the new criteria being met. Section 2.3.2 outlines the criteria for the creation
or expansion of settlement areas. Key criteria include the need for additional land to
meet projected land need, infrastructure capacity, impacts on agricultural land, and
adherence to the minimum distance separation formulae. Landowners can apply for
settlement area expansions. Landowners have the option to appeal decisions to the
Ontario Land Tribunal (introduced in Bill 185).

It should be noted that in order to consider an expansion of a settlement area the PPS,
2024 requires consideration of “the need to designate and plan for additional land to
accommodate an appropriate range and mix of land uses” (2.3.2.1.a). This criterion can
only be met through a comprehensive land needs review exercise. The PPS, 2024
allows municipalities to plan for a 20 to 30 year horizon (2.1.3), but requires a minimum
15 year supply of lands that are designated and available for residential development
(2.1.4.a). Therefore, an applicant would need to demonstrate that the current supply is
below the 15-year minimum requirement in order to demonstrate the need for an
expansion.

In addition, within greenfield development areas, a new target density of 50 people and
jobs per hectare is applied to large and fast growing municipalities, which includes the
City of London (2.3.1.5).

Next Steps: The updated policy framework will be factored into the ongoing land needs
study and update to The London Plan. In the future, applications may be received for
expansion of the urban growth boundary, which will be evaluated subject to all
applicable criteria.

Employment Lands

Significant changes are included to the planning approach for employment areas in the
PPS, 2024 as compared to previous versions. The overall intent of the PPS, 2024
appears to be integration of employment uses that will not pose adverse impacts on
sensitive land uses, and the separation of uses that are not compatible with other urban
uses including residential. The feasibility of this approach has not been tested in the
London context and should be reviewed prior to significant changes being made.

New policies encourage the intensification of compatible employment uses within
mixed-use developments to support complete communities (2.8.1.1 & 2).

Non-compatible employment uses, on the other hand, are directed to “employment
areas.” The PPS, 2024 includes a new definition for an “employment area” that includes
areas designated for “clusters of business and economic activities including
manufacturing, research and development in connection with manufacturing,
warehousing, goods movement, associated retail and office, and ancillary facilities.”
Employment areas exclude institutional, office and other commercial uses, except if
associated with manufacturing, warehousing, and goods movement (Section.8:
Definitions). Essentially, any employment use without impact is directed to mixed use
areas, while Employment Areas are to be reserved for more impactful industrial uses.

Additional policies are intended to assist in minimizing impacts of employment areas
from sensitive land uses, and also ensure new sensitive land uses do not limit
employment opportunities within the designated employment area. To that end lands
within 300 metres of an employment area will need to avoid or mitigate potential
limitations they pose on existing and future uses within the employment area (2.8.1.3).
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The London Plan’s policies for industrial lands are intended to manage impacts on
sensitive uses, but also ensure land is available to support business development and
economic growth. By refocusing industrial areas entirely on managing impacts to
sensitive land uses they are at risk of losing some economic potential that has been
built in over time. Careful analysis will be required to ensure any policy changes do not
undermine this objective while remaining consistent with the PPS, 2024.

Municipalities are now permitted to remove lands from employment areas if deemed
unnecessary for long-term employment, using more lenient criteria. Developments
within 300 metres of employment areas must mitigate impacts on economic viability
(s.2.8.1.3).

Next Steps: Amendments to The London Plan may be required.
2.3 Servicing

Sewage, Water, and Stormwater

PPS, 2024 updates promote efficient use of municipal water and sewage services,
including reallocating unused capacity for housing needs. Section 3.6.1 ensures
sewage and water services efficiently accommodate forecasted growth with protections
for water quality and energy conservation. Section 3.6.4 allows on-site services in
certain cases and requires impact assessments during official plan reviews. Section
3.6.5 permits partial services for specific circumstances, including rounding out existing
settlement areas or rural areas in combination with municipal servicing.

Next Steps: No amendments to The London Plan are anticipated.
2.4 Conservation and Engagement

Cultural Heritage

The PPS, 2024 maintains the priority of cultural heritage protection and includes a
policy requiring that protected heritage properties shall be conserved (4.6.1). New
section 4.6.4(b) promotes proactive strategies for conserving significant built heritage
resources and cultural heritage landscapes.

Next Steps: No amendments to The London Plan are anticipated.

Natural Heritage

The PPS, 2024 maintains previous natural heritage policies, granting municipalities
more discretion in watershed planning. Section 5.2.1 continues from PPS, 2020,
requiring collaboration with conservation authorities to manage hazardous lands and
sites. It is notable that Section 2.6.1 of the PPS, 2024 does not specifically identify
multi-lot residential development as a permitted use on rural lands.

Next Steps: No amendments to The London Plan are anticipated.

Watershed Planning

Large and fast-growing municipalities must undertake watershed planning under
Section 4.2.3, while others are encouraged. Municipalities are encouraged to work with
conservation authorities (Section 4.2.5).

Next Steps: No amendments to The London Plan are anticipated.

Agricultural Land Use

Section 4.3.2.4 permits a principal dwelling associated with agriculture in these areas.
Section 4.3.2.5 allows up to two additional units on such lots, subject to criteria like
compatibility with farming, sewage, and water services. Lot creation in prime agricultural
areas remains restricted under section 4.3.3.1, except for agricultural uses and
infrastructure. Section 4.3.5.2 requires an agricultural impact assessment for non-
agricultural uses affecting agricultural lands. New section 4.3.6.1 promotes local food
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and urban agriculture. Sections 4.5.4.1 and 4.5.4.2 permit mineral aggregate extraction
as an interim use, with impacts assessed and sites rehabilitated to varying extents.

Next Steps: Amendments to The London Plan may be required.

Engagement
Section 4.6.5 requires early engagement with Indigenous communities to consider

interests in protecting and managing archaeological, built heritage, and cultural heritage
resources. New policies in section 6.2 require planning authorities to engage with the
public, school boards and publicly-assisted post-secondary institutions in efforts to
implement the PPS, 2024.

Next Steps: Amendments to The London Plan may be required.

Conclusion

This report is provided for information and includes an overview of the updated PPS,
2024 focusing on significant changes. Over time and through further review, additional
impacts of the new PPS may be identified, which may require additional changes to
London’s policy framework not identified in this report. City staff will continue to review
potential implications to the City, and identify appropriate policies and procedures which
may require updates to ensure consistency with the new PPS.

In general, the changes made in the 2024 PPS focus on increasing housing and
intensifying residential development while reducing restrictions. Potential changes to
The London Plan have been identified throughout the report and subsequent
amendments may be brought forward at a later date.

There are no transition provisions for the new PPS, so in accordance with the Planning
Act, all decisions on planning matters made after October 20, 2024 shall be consistent
with the new PPS. All reports moving forwards will include analysis of consistency with
the new PPS, 2024.

Prepared by: Ryan Lightfoot
Planner, Planning Policy

Reviewed by: Nancy Pasato, MCIP, RPP
Manager, Planning Policy

Recommended by: Heather McNeely, MCIP, RPP
Director, Planning and Development

Submitted by: Scott Mathers, MPA, P.Eng.
Deputy City Manager, Planning and Economic
Development

cC Justin Adema, Manager, Long Range Planning
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Appendix A — Provincial Planning Statement 2024
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MINISTRY OF MUNICIPAL AFFAIRS AND HOUSING Ontario @

PROVINCIAL PLANNING
STATEMENT, 2024

Under the Planning Act
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Chapter 1: Introduction
Vision

Ontario is a vast, fast-growing province that is home to many urban, rural and northern
communities distinguished by different populations, economic activity, pace of growth, and physical
and natural conditions. More than anything, a prosperous Ontario will see the building of more
homes for all Ontarians. This is why the province has set a goal of getting at least 1.5 million homes
built by 2031.

Ontario will increase the supply and mix of housing options, addressing the full range of housing
affordability needs. Every community will build homes that respond to changing market needs and
local demand. Providing a sufficient supply with the necessary mix of housing options will support a
diverse and growing population and workforce, now and for many years to come.

A prosperous and successful Ontario will also support a strong and competitive economy that is
investment-ready and recognized for its influence, innovation and diversity. Ontario’s economy will
continue to mature into a centre of industry and commerce of global significance. Central to this
success will be the people who live and work in this province.

Ontario’s land use planning framework, and the decisions that are made, shape how our
communities grow and prosper. Prioritizing compact and transit-supportive design, where locally
appropriate, and optimizing investments in infrastructure and public service facilities will support
convenient access to housing, quality employment, services and recreation for all Ontarians.
Cultural heritage and archaeology in Ontario will provide people with a sense of place. And while
many Ontarians still face a complex range of challenges, municipalities will work with the Province
to support the long term prosperity and well-being of residents through the design of communities
responsive to the needs of all Ontarians.

Ontario’s vibrant agricultural sector and sensitive areas will continue to form part of the province’s
economic prosperity and overall identity. Growth and development will be prioritized within urban
and rural settlements that will, in turn, support and protect the long-term viability of rural areas,
local food production, and the agri-food network. In addition, resources, including natural areas,
water, aggregates and agricultural lands will be protected. Potential risks to public health or safety
or of property damage from natural hazards and human-made hazards, including the risks
associated with the impacts of climate change will be mitigated.

Ontario will continue to recognize the unique role Indigenous communities have in land use
planning and development, and the contribution of Indigenous communities’ perspectives and
traditional knowledge to land use planning decisions. Meaningful early engagement and
constructive, cooperative relationship-building between planning authorities and Indigenous
communities will facilitate knowledge-sharing and inform decision-making in land use planning.

Above all, Ontario will continue to be a great place to live, work and visit where all Ontarians enjoy a
high standard of living and an exceptional quality of life.
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Role of the Provincial Planning Statement

The Provincial Planning Statement provides policy direction on matters of provincial interest related
to land use planning and development. As a key part of Ontario’s policy-led planning system, the
Provincial Planning Statement sets the policy foundation for regulating the development and use of
land province-wide, helping achieve the provincial goal of meeting the needs of a fast-growing
province while enhancing the quality of life for all Ontarians.

Municipal official plans are the most important vehicle for implementation of the Provincial
Planning Statement and for achieving comprehensive, integrated and long-term planning. Official
plans should coordinate cross-boundary matters to complement the actions of other planning
authorities and promote mutually beneficial outcomes.

Zoning and development permit by-laws are also important for the implementation of the Provincial
Planning Statement. Zoning and development permit by-laws should be forward-looking and
facilitate opportunities for an appropriate range and mix of housing options for all Ontarians.

Land use planning is only one of the tools for implementing provincial interests. A wide range of
legislation, regulations, policies and programs may apply to decisions with respect to Planning Act
applications, affect planning matters, and assist in implementing these interests.

The Province’s rich cultural diversity is one of its distinctive and defining features. Indigenous
communities have a unique relationship with the land and its resources, which continues to shape
the history and economy of the Province today. Ontario recognizes the unique role Indigenous
communities have in land use planning and development, and the contribution of Indigenous
communities’ perspectives and traditional knowledge to land use planning decisions. The Province
recognizes the importance of consulting with Aboriginal communities on planning matters that may
affect their section 35 Aboriginal or treaty rights.

Legislative Authority

The Provincial Planning Statement is a policy statement issued under the authority of section 3 of
the Planning Act and came into effect on October 20, 2024. The Provincial Planning Statement
applies to all decisions in respect of the exercise of any authority that affects a planning matter
made on or after October 20, 2024.

In respect of the exercise of any authority that affects a planning matter, section 3 of the Planning
Act requires that decisions affecting planning matters shall be consistent with policy statements
issued under the Act.

Comments, submissions or advice that affect a planning matter that are provided by the council of a
municipality, a local board, a planning board, a minister or ministry, board, commission or agency of
the government shall be consistent with the Provincial Planning Statement.
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How to Read the Provincial Planning Statement

The provincial policy-led planning system recognizes and addresses the complex inter-relationships
among environmental, economic, health and social factors in land use planning. The Provincial
Planning Statement supports a comprehensive, integrated and long-term approach to planning, and
recognizes linkages among policy areas.

The Provincial Planning Statement is more than a set of individual policies. It is to be read in its
entirety and the relevant policies are to be applied to each situation. When more than one policy is
relevant, a decision-maker should consider all of the relevant policies to understand how they work
together. The language of each policy, including the Implementation and Interpretation policies, will
assist decision-makers in understanding how the policies are to be implemented.

There is no implied priority in the order in which the policies appear. While specific policies
sometimes refer to other policies for ease of use, these cross-references do not take away from the
need to read the Provincial Planning Statement as a whole.

Consider Specific Policy Language

When applying the Provincial Planning Statement it is important to consider the specific language of
the policies. Each policy provides direction on how it is to be implemented, how it is situated within
the broader Provincial Planning Statement, and how it relates to other policies.

Some policies set out positive directives, such as “settlement areas shall be the focus of growth and
development.” Other policies set out limitations and prohibitions, such as “development and site
alteration shall not be permitted.” Other policies use enabling or supportive language, such as
“should,” “promote,” and “encourage.”

The choice of language is intended to distinguish between the types of policies and the nature of
implementation. There is some discretion when applying a policy with enabling or supportive
language in contrast to a policy with a directive, limitation or prohibition.

Geographic Scale of Policies

The Provincial Planning Statement recognizes the diversity of Ontario and that local context is
important. Policies are outcome-oriented, and some policies provide flexibility in their
implementation provided that provincial interests are upheld.

While the Provincial Planning Statement is to be read as a whole, not all policies will be applicable
to every site, feature or area. The Provincial Planning Statement applies at a range of geographic
scales.

Some of the policies refer to specific areas or features and can only be applied where these features
or areas exist. Other policies refer to planning objectives that need to be considered in the context
of the municipality or planning area as a whole, and are not necessarily applicable to a specific site
or development proposal.
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Within the Great Lakes —St. Lawrence River Basin, there may be circumstances where planning
authorities should consider agreements related to the protection or restoration of the Great Lakes —
St. Lawrence River Basin. Examples of these agreements include Great Lakes agreements between
Ontario and Canada, between Ontario and Quebec and the Great Lakes States of the United States
of America, and between Canada and the United States of America.

Policies Represent Minimum Standards

The policies of the Provincial Planning Statement represent minimum standards.

Within the framework of the provincial policy-led planning system, planning authorities and
decision-makers may go beyond these minimum standards to address matters of importance to a
specific community, unless doing so would conflict with any policy of the Provincial Planning
Statement.

Defined Terms and Meanings

Except for references to legislation which are italicized, other italicized terms in the Provincial
Planning Statement are defined in the Definitions chapter. For non-italicized terms, the normal
meaning of the word applies. Terms may be italicized only in specific policies; for these terms, the
defined meaning applies where they are italicized and the normal meaning applies where they are
not italicized. Defined terms in the Definitions chapter are intended to capture both singular and
plural forms of these terms in the policies.

Provincial Guidance

Provincial guidance, including guidance material, guidelines and technical criteria may be issued
from time to time to assist planning authorities and decision-makers with implementing the policies
of the Provincial Planning Statement. Information, technical criteria and approaches outlined in
provincial guidance are meant to support implementation but not add to or detract from the
policies of this Provincial Planning Statement.

Relationship with Provincial Plans

The Provincial Planning Statement provides overall policy directions on matters of provincial
interest related to land use planning and development in Ontario, and applies province-wide,
except where this Provincial Planning Statement or another provincial plan provides otherwise.

Provincial plans, such as the Greenbelt Plan and the Oak Ridges Moraine Conservation Plan, build
upon the policy foundation provided by the Provincial Planning Statement. They provide additional
land use planning policies to address issues facing specific geographic areas in Ontario.

Provincial plans are to be read in conjunction with the Provincial Planning Statement. They take
precedence over the policies of the Provincial Planning Statement to the extent of any conflict,
except where the relevant legislation provides otherwise.
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Where the policies of provincial plans address the same, similar, related, or overlapping matters as
the policies of the Provincial Planning Statement, applying the more specific policies of the
provincial plan satisfies the more general requirements of the Provincial Planning Statement. In
contrast, where matters addressed in the Provincial Planning Statement do not overlap with policies
in provincial plans, the policies in the Provincial Planning Statement must be independently
satisfied.

Land use planning decisions made by municipalities, planning boards, the Province, or a commission
or agency of the government must be consistent with the Provincial Planning Statement. Where
provincial plans are in effect, planning decisions must conform or not conflict with them, as the case
may be.
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Chapter 2: Building Homes, Sustaining Strong and Competitive
Communities

2.1 Planning for People and Homes

1. Asinformed by provincial guidance, planning authorities shall base population and employment
growth forecasts on Ontario Population Projections published by the Ministry of Finance and may
modify, as appropriate.

2. Notwithstanding policy 2.1.1, municipalities may continue to forecast growth using population
and employment forecasts previously issued by the Province for the purposes of land use
planning.

3. Atthe time of creating a new official plan and each official plan update, sufficient land shall be
made available to accommodate an appropriate range and mix of land uses to meet projected
needs for a time horizon of at least 20 years, but not more than 30 years, informed by provincial
guidance. Planning for infrastructure, public service facilities, strategic growth areas and
employment areas may extend beyond this time horizon.

Where the Minister of Municipal Affairs and Housing has made a zoning order, the resulting
development potential shall be in addition to projected needs over the planning horizon
established in the official plan. At the time of the municipality’s next official plan update, this
additional growth shall be incorporated into the official plan and related infrastructure plans.

4. To provide for an appropriate range and mix of housing options and densities required to meet
projected requirements of current and future residents of the regional market area, planning
authorities shall:

a) maintain at all times the ability to accommodate residential growth for a minimum of
15 years through lands which are designated and available for residential
development; and

b) maintain at all times where new development is to occur, land with servicing capacity
sufficient to provide at least a three-year supply of residential units available through
lands suitably zoned, including units in draft approved or registered plans.

5. Where planning is conducted by an upper-tier municipality, the land and unit supply maintained
by the lower-tier municipality identified in policy 2.1.4 shall be based on and reflect the allocation
of population and units by the upper-tier municipality.
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6. Planning authorities should support the achievement of complete communities by:

a) accommodating an appropriate range and mix of land uses, housing options,
transportation options with multimodal access, employment, public service facilities
and other institutional uses (including schools and associated child care facilities, long-
term care facilities, places of worship and cemeteries), recreation, parks and open
space, and other uses to meet long-term needs;

b) improving accessibility for people of all ages and abilities by addressing land use
barriers which restrict their full participation in society; and

c) improving social equity and overall quality of life for people of all ages, abilities, and
incomes, including equity-deserving groups.

2.2 Housing

1. Planning authorities shall provide for an appropriate range and mix of housing options and
densities to meet projected needs of current and future residents of the regional market area by:

a) establishing and implementing minimum targets for the provision of housing that is
affordable to low and moderate income households, and coordinating land use
planning and planning for housing with Service Managers to address the full range of
housing options including affordable housing needs;

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 additional
needs housing and needs arising from demographic changes and
employment opportunities; and

2. all types of residential intensification, including the development and
redevelopment of underutilized commercial and institutional sites (e.g.,
shopping malls and plazas) for residential use, development and introduction
of new housing options within previously developed areas, and
redevelopment, which results in a net increase in residential units in
accordance with policy 2.3.1.3;

c) promoting densities for new housing which efficiently use land, resources,
infrastructure and public service facilities, and support the use of active
transportation; and

d) requiring transit-supportive development and prioritizing intensification, including
potential air rights development, in proximity to transit, including corridors and
stations.
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2.3 Settlement Areas and Settlement Area Boundary Expansions

2.3.1 General Policies for Settlement Areas

1.

Settlement areas shall be the focus of growth and development. Within settlement areas, growth
should be focused in, where applicable, strategic growth areas, including major transit station
areas.

Land use patterns within settlement areas should be based on densities and a mix of land uses
which:

a) efficiently use land and resources;

b) optimize existing and planned infrastructure and public service facilities;
c) support active transportation;

d) are transit-supportive, as appropriate; and

e) are freight-supportive.

Planning authorities shall support general intensification and redevelopment to support the
achievement of complete communities, including by planning for a range and mix of housing
options and prioritizing planning and investment in the necessary infrastructure and public service
facilities.

Planning authorities shall establish and implement minimum targets for intensification and
redevelopment within built-up areas, based on local conditions.

Planning authorities are encouraged to establish density targets for designated growth areas,
based on local conditions. Large and fast-growing municipalities are encouraged to plan for a
target of 50 residents and jobs per gross hectare in designated growth areas.

Planning authorities should establish and implement phasing policies, where appropriate, to
ensure that development within designated growth areas is orderly and aligns with the timely
provision of the infrastructure and public service facilities.
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2.3.2 New Settlement Areas and Settlement Area Boundary Expansions

1.

2.

In identifying a new settlement area or allowing a settlement area boundary expansion, planning
authorities shall consider the following:

a) the need to designate and plan for additional land to accommodate an appropriate
range and mix of land uses;

b) if there is sufficient capacity in existing or planned infrastructure and public service
facilities;

c) whether the applicable lands comprise specialty crop areas;

d) the evaluation of alternative locations which avoid prime agricultural areas and,
where avoidance is not possible, consider reasonable alternatives on lower priority
agricultural lands in prime agricultural areas;

e) whether the new or expanded settlement area complies with the minimum distance
separation formulae;

f) whether impacts on the agricultural system are avoided, or where avoidance is not
possible, minimized and mitigated to the extent feasible as determined through an
agricultural impact assessment or equivalent analysis, based on provincial guidance;
and

g) the new or expanded settlement area provides for the phased progression of urban
development.

Notwithstanding policy 2.3.2.1.b), planning authorities may identify a new settlement area only
where it has been demonstrated that the infrastructure and public service facilities to support
development are planned or available.

2.4 Strategic Growth Areas

2.4.1 General Policies for Strategic Growth Areas

1.

Planning authorities are encouraged to identify and focus growth and development in strategic
growth areas.

To support the achievement of complete communities, a range and mix of housing options,
intensification and more mixed-use development, strategic growth areas should be planned:

a) to accommodate significant population and employment growth;

b) as focal areas for education, commercial, recreational, and cultural uses;

c) toaccommodate and support the transit network and provide connection points for
inter- and intra-regional transit; and

d) to support affordable, accessible, and equitable housing.
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3. Planning authorities should:

a) prioritize planning and investment for infrastructure and public service facilities in
strategic growth areas;

b) identify the appropriate type and scale of development in strategic growth areas and
the transition of built form to adjacent areas;

c) permit development and intensification in strategic growth areas to support the
achievement of complete communities and a compact built form;

d) consider a student housing strategy when planning for strategic growth areas; and

e) support redevelopment of commercially-designated retail lands (e.g., underutilized
shopping malls and plazas), to support mixed-use residential.

2.4.2 Major Transit Station Areas

1. Planning authorities shall delineate the boundaries of major transit station areas on higher order
transit corridors through a new official plan or official plan amendment adopted under section 26
of the Planning Act. The delineation shall define an area within an approximately 500 to 800-
metre radius of a transit station and that maximizes the number of potential transit users that are
within walking distance of the station.

2. Within major transit station areas on higher order transit corridors, planning authorities shall plan
for a minimum density target of:

a) 200 residents and jobs combined per hectare for those that are served by subways;

b) 160 residents and jobs combined per hectare for those that are served by light rail or
bus rapid transit; or

c) 150 residents and jobs combined per hectare for those that are served by commuter
or regional rail.

3. Planning authorities are encouraged to promote development and intensification within major
transit station areas, where appropriate, by:

a) planning for land uses and built form that supports the achievement of minimum
density targets; and

b) supporting the redevelopment of surface parking lots within major transit station
areas, including commuter parking lots, to be transit-supportive and promote
complete communities.

4. For any particular major transit station area, planning authorities may request the Minister to
approve an official plan or official plan amendment with a target that is lower than the applicable
target established in policy 2.4.2.2, where it has been demonstrated that this target cannot be
achieved because:

a) development is prohibited by provincial policy or severely restricted on a significant
portion of the lands within the delineated area; or

b) there are a limited number of residents and jobs associated with the built form, but a
major trip generator or feeder service will sustain high ridership at the station or stop.

10
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5. Planning authorities may plan for major transit station areas that are not on higher order transit
corridors by delineating boundaries and establishing minimum density targets.

All major transit station areas should be planned and designed to be transit-supportive and to
achieve multimodal access to stations and connections to nearby major trip generators by
providing, where feasible:

a)
b)

c)

connections to local and regional transit services to support transit service integration;
infrastructure that accommodates a range of mobility needs and supports active
transportation, including sidewalks, bicycle lanes, and secure bicycle parking; and
commuter pick-up/drop-off areas.

2.4.3 Frequent Transit Corridors

1. Planning authorities shall plan for intensification on lands that are adjacent to existing and
planned frequent transit corridors, where appropriate.

2.5 Rural Areas in Municipalities

1. Healthy, integrated and viable rural areas should be supported by:

2.

a)
b)
c)
d)
e)

f)

g)

h)

building upon rural character, and leveraging rural amenities and assets;
promoting regeneration, including the redevelopment of brownfield sites;
accommodating an appropriate range and mix of housing in rural settlement areas;
using rural infrastructure and public service facilities efficiently;

promoting diversification of the economic base and employment opportunities
through goods and services, including value-added products and the sustainable
management or use of resources;

providing opportunities for sustainable and diversified tourism, including leveraging
historical, cultural, and natural assets;

conserving biodiversity and considering the ecological benefits provided by nature;
and

providing opportunities for economic activities in prime agricultural areas, in
accordance with policy 4.3.

In rural areas, rural settlement areas shall be the focus of growth and development and their
vitality and regeneration shall be promoted.

When directing development in rural settlement areas in accordance with policy 2.3, planning
authorities shall give consideration to locally appropriate rural characteristics, the scale of
development and the provision of appropriate service levels.

Growth and development may be directed to rural lands in accordance with policy 2.6, including
where a municipality does not have a settlement area.

11
27



Provincial Planning Statement, 2024 Ontario @

2.6 Rural Lands in Municipalities

1. On rural lands located in municipalities, permitted uses are:

a) the management or use of resources;

b) resource-based recreational uses (including recreational dwellings not intended as
permanent residences);

c) residential development, including lot creation, where site conditions are suitable for
the provision of appropriate sewage and water services;

d) agricultural uses, agriculture-related uses, on-farm diversified uses and normal farm
practices, in accordance with provincial standards;

e) home occupations and home industries;

f) cemeteries; and

g) other rural land uses.

2. Development that can be sustained by rural service levels should be promoted.

3. Development shall be appropriate to the infrastructure which is planned or available, and avoid
the need for the uneconomical expansion of this infrastructure.

4. Planning authorities should support a diversified rural economy by protecting agricultural and
other resource-related uses and directing non-related development to areas where it will
minimize constraints on these uses.

5. New land uses, including the creation of lots, and new or expanding livestock facilities, shall
comply with the minimum distance separation formulae.

2.7 Territory Without Municipal Organization

1. On rural lands located in territory without municipal organization, the focus of development
activity shall be related to the sustainable management or use of resources and resource-based
recreational uses (including recreational dwellings not intended as permanent residences).

2. Development shall be appropriate to the infrastructure which is planned or available, and avoid
the need for the unjustified and/or uneconomical expansion of this infrastructure.

3. The establishment of new permanent townsites shall not be permitted.

12
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4. In areas adjacent to and surrounding municipalities, only development that is related to the
sustainable management or use of resources and resource-based recreational uses (including
recreational dwellings not intended as permanent residences) shall be permitted. Other uses may
only be permitted if:

a) the area forms part of a planning area;

b) the necessary infrastructure and public service facilities are planned or available to
support the development and are financially viable over their life cycle; and

c) it has been determined that the impacts of development will not place an undue
strain on the public service facilities and infrastructure provided by adjacent
municipalities, regions and/or the Province.

2.8 Employment

2.8.1 Supporting a Modern Economy

1. Planning authorities shall promote economic development and competitiveness by:

a) providing for an appropriate mix and range of employment, institutional, and broader
mixed uses to meet long-term needs;

b) providing opportunities for a diversified economic base, including maintaining a range
and choice of suitable sites for employment uses which support a wide range of
economic activities and ancillary uses, and take into account the needs of existing and
future businesses;

c) identifying strategic sites for investment, monitoring the availability and suitability of
employment sites, including market-ready sites, and seeking to address potential
barriers to investment;

d) encouraging intensification of employment uses and compatible, compact, mixed-use
development to support the achievement of complete communities; and

e) addressing land use compatibility adjacent to employment areas by providing an
appropriate transition to sensitive land uses.

2. Industrial, manufacturing and small-scale warehousing uses that could be located adjacent to
sensitive land uses without adverse effects are encouraged in strategic growth areas and other
mixed-use areas where frequent transit service is available, outside of employment areas.

3. In addition to policy 3.5, on lands within 300 metres of employment areas, development shall
avoid, or where avoidance is not possible, minimize and mitigate potential impacts on the long-
term economic viability of employment uses within existing or planned employment areas, in
accordance with provincial guidelines.

4. Major office and major institutional development should be directed to major transit station
areas or other strategic growth areas where frequent transit service is available.

13
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2.8.2 Employment Areas

1. Planning authorities shall plan for, protect and preserve employment areas for current and future
uses, and ensure that the necessary infrastructure is provided to support current and projected
needs.

2. Planning authorities shall protect employment areas that are located in proximity to major goods
movement facilities and corridors, including facilities and corridors identified in provincial
transportation plans, for the employment area uses that require those locations.

3. Planning authorities shall designate, protect and plan for all employment areas in settlement
areas by:

a) planning for employment area uses over the long-term that require those locations
including manufacturing, research and development in connection with
manufacturing, warehousing and goods movement, and associated retail and office
uses and ancillary facilities;

b) prohibiting residential uses, commercial uses, public service facilities and other
institutional uses;

c) prohibiting retail and office uses that are not associated with the primary employment
use;

d) prohibiting other sensitive land uses that are not ancillary to uses permitted in the
employment area; and

e) including an appropriate transition to adjacent non-employment areas to ensure land
use compatibility and economic viability.

4. Planning authorities shall assess and update employment areas identified in official plans to
ensure that this designation is appropriate to the planned function of employment areas. In
planning for employment areas, planning authorities shall maintain land use compatibility
between sensitive land uses and employment areas in accordance with policy 3.5 to maintain the
long-term operational and economic viability of the planned uses and function of these areas.

14
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5. Planning authorities may remove lands from employment areas only where it has been
demonstrated that:

a) thereis an identified need for the removal and the land is not required for
employment area uses over the long term;
b) the proposed uses would not negatively impact the overall viability of the
employment area by:
1. avoiding, or where avoidance is not possible, minimizing and mitigating
potential impacts to existing or planned employment area uses in
accordance with policy 3.5;
2. maintaining access to major goods movement facilities and corridors;
c) existing or planned infrastructure and public service facilities are available to
accommodate the proposed uses; and
d) the municipality has sufficient employment lands to accommodate projected
employment growth to the horizon of the approved official plan.

2.9 Energy Conservation, Air Quality and Climate Change

1. Planning authorities shall plan to reduce greenhouse gas emissions and prepare for the impacts of
a changing climate through approaches that:

a) support the achievement of compact, transit-supportive, and complete communities;

b) incorporate climate change considerations in planning for and the development of
infrastructure, including stormwater management systems, and public service
facilities;

c) support energy conservation and efficiency;

d) promote green infrastructure, low impact development, and active transportation,
protect the environment and improve air quality; and

e) take into consideration any additional approaches that help reduce greenhouse gas
emissions and build community resilience to the impacts of a changing climate.

15
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Chapter 3: Infrastructure and Facilities

3.1 General Policies for Infrastructure and Public Service Facilities

1. Infrastructure and public service facilities shall be provided in an efficient manner while
accommodating projected needs.

Planning for infrastructure and public service facilities shall be coordinated and integrated with
land use planning and growth management so that they:

a) are financially viable over their life cycle, which may be demonstrated through asset
management planning;

b) leverage the capacity of development proponents, where appropriate; and

c) are available to meet current and projected needs.

2. Before consideration is given to developing new infrastructure and public service facilities:

a) the use of existing infrastructure and public service facilities should be optimized; and
b) opportunities for adaptive re-use should be considered, wherever feasible.

3. Infrastructure and public service facilities should be strategically located to support the effective
and efficient delivery of emergency management services, and to ensure the protection of public
health and safety in accordance with the policies in Chapter 5: Protecting Public Health and
Safety.

4. Public service facilities should be planned and co-located with one another, along with parks and
open space where appropriate, to promote cost-effectiveness and facilitate service integration,
access to transit and active transportation.

5. Planning authorities, in collaboration with school boards, should consider and encourage
innovative approaches in the design of schools and associated child care facilities, such as schools
integrated in high-rise developments, in strategic growth areas, and other areas with a compact
built form.

3.2 Transportation Systems

1. Transportation systems should be provided which are safe, energy efficient, facilitate the
movement of people and goods, are appropriate to address projected needs, and support the use
of zero- and low- emission vehicles.

2. Efficient use should be made of existing and planned infrastructure, including through the use of
transportation demand management strategies, where feasible.
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3. As part of a multimodal transportation system, connectivity within and among transportation

systems and modes should be planned for, maintained and, where possible, improved, including

connections which cross jurisdictional boundaries.

3.3 Transportation and Infrastructure Corridors

1.

Planning authorities shall plan for and protect corridors and rights-of-way for infrastructure,
including transportation, transit, and electricity generation facilities and transmission systems to
meet current and projected needs.

Major goods movement facilities and corridors shall be protected for the long term.

Planning authorities shall not permit development in planned corridors that could preclude or
negatively affect the use of the corridor for the purpose(s) for which it was identified.

New development proposed on adjacent lands to existing or planned corridors and transportation
facilities should be compatible with, and supportive of, the long-term purposes of the corridor
and should be designed to avoid, or where avoidance is not possible, minimize and mitigate
negative impacts on and adverse effects from the corridor and transportation facilities.

The preservation and reuse of abandoned corridors for purposes that maintain the corridor’s
integrity and continuous linear characteristics should be encouraged, wherever feasible.

The co-location of linear infrastructure should be promoted, where appropriate.

3.4 Airports, Rail and Marine Facilities

1.

2.

Planning for land uses in the vicinity of airports, rail facilities and marine facilities shall be
undertaken so that:

a) their long-term operation and economic role is protected; and
b) airports, rail facilities and marine facilities, and sensitive land uses are appropriately
designed, buffered and/or separated from each other, in accordance with policy 3.5.

Airports shall be protected from incompatible land uses and development by:

a) prohibiting new residential development and other sensitive land uses in areas near
airports above 30 NEF/NEP;

b) considering redevelopment of existing residential uses and other sensitive land uses
or infilling of residential and other sensitive land uses in areas above 30 NEF/NEP only
if it has been demonstrated that there will be no negative impacts on the long-term
function of the airport; and

c) prohibiting land uses which may cause a potential aviation safety hazard.
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3.5 Land Use Compatibility

1. Major facilities and sensitive land uses shall be planned and developed to avoid, or if avoidance is
not possible, minimize and mitigate any potential adverse effects from odour, noise and other
contaminants, minimize risk to public health and safety, and to ensure the long-term operational
and economic viability of major facilities in accordance with provincial guidelines, standards and
procedures.

2. Where avoidance is not possible in accordance with policy 3.5.1, planning authorities shall protect
the long-term viability of existing or planned industrial, manufacturing or other major facilities
that are vulnerable to encroachment by ensuring that the planning and development of proposed
adjacent sensitive land uses is only permitted if potential adverse affects to the proposed
sensitive land use are minimized and mitigated, and potential impacts to industrial,
manufacturing or other major facilities are minimized and mitigated in accordance with provincial
guidelines, standards and procedures.

3.6 Sewage, Water and Stormwater

1. Planning for sewage and water services shall:

a) accommodate forecasted growth in a timely manner that promotes the efficient use
and optimization of existing municipal sewage services and municipal water services
and existing private communal sewage services and private communal water services;

b) ensure that these services are provided in a manner that:

1. can be sustained by the water resources upon which such services rely;

2. is feasible and financially viable over their life cycle;

3. protects human health and safety, and the natural environment, including
the quality and quantity of water; and

4. aligns with comprehensive municipal planning for these services, where
applicable.

c) promote water and energy conservation and efficiency;

d) integrate servicing and land use considerations at all stages of the planning process;

e) consider opportunities to allocate, and re-allocate if necessary, the unused system
capacity of municipal water services and municipal sewage services to support
efficient use of these services to meet current and projected needs for increased
housing supply; and

f) bein accordance with the servicing options outlined through policies 3.6.2, 3.6.3,
3.6.4 and 3.6.5.

2. Municipal sewage services and municipal water services are the preferred form of servicing for
settlement areas to support protection of the environment and minimize potential risks to human
health and safety. For clarity, municipal sewage services and municipal water services include
both centralized servicing systems and decentralized servicing systems.
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Where municipal sewage services and municipal water services are not available, planned or
feasible, private communal sewage services and private communal water services are the
preferred form of servicing for multi-unit/lot development to support protection of the
environment and minimize potential risks to human health and safety.

Where municipal sewage services and municipal water services or private communal sewage
services and private communal water services are not available, planned or feasible, individual on-
site sewage services and individual on-site water services may be used provided that site
conditions are suitable for the long-term provision of such services with no negative impacts.

At the time of the official plan review or update, planning authorities should assess the long-term
impacts of individual on-site sewage services and individual on-site water services on
environmental health and the financial viability or feasibility of other forms of servicing set out in
policies 3.6.2 and 3.6.3.

Partial services shall only be permitted in the following circumstances:

a) where they are necessary to address failed individual on-site sewage services and
individual on-site water services in existing development;

b) within settlement areas, to allow for infilling and minor rounding out of existing
development on partial services provided that site conditions are suitable for the long-
term provision of such services with no negative impacts; or

c) within rural settlement areas where new development will be serviced by individual
on-site water services in combination with municipal sewage services or private
communal sewage services.

In rural areas, where partial services have been provided to address failed services in accordance
with policy 3.6.5.a), infilling on existing lots of record may be permitted where this would
represent a logical and financially viable connection to the existing partial service and provided
that site conditions are suitable for the long-term provision of such services with no negative
impacts.

Planning authorities may allow lot creation where there is confirmation of sufficient reserve
sewage system capacity and reserve water system capacity.
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8. Planning for stormwater management shall:

a)

b)

d)

f)

g)

be integrated with planning for sewage and water services and ensure that systems
are optimized, retrofitted as appropriate, feasible and financially viable over their full
life cycle;

minimize, or, where possible, prevent or reduce increases in stormwater volumes and
contaminant loads;

minimize erosion and changes in water balance including through the use of green
infrastructure;

mitigate risks to human health, safety, property and the environment;

maximize the extent and function of vegetative and pervious surfaces;

promote best practices, including stormwater attenuation and re-use, water
conservation and efficiency, and low impact development; and

align with any comprehensive municipal plans for stormwater management that
consider cumulative impacts of stormwater from development on a watershed scale.

3.7 Waste Management

1. Waste management systems need to be planned for and provided that are of an appropriate size,
type, and location to accommodate present and future requirements, and facilitate integrated
waste management.

3.8 Energy Supply

1. Planning authorities should provide opportunities for the development of energy supply including
electricity generation facilities and transmission and distribution systems, energy storage
systems, district energy, renewable energy systems, and alternative energy systems, to
accommodate current and projected needs.

3.9 Public Spaces, Recreation, Parks, Trails and Open Space

1. Healthy, active, and inclusive communities should be promoted by:

a)

b)

d)

planning public streets, spaces and facilities to be safe, meet the needs of persons of
all ages and abilities, including pedestrians, foster social interaction and facilitate
active transportation and community connectivity;

planning and providing for the needs of persons of all ages and abilities in the
distribution of a full range of publicly-accessible built and natural settings for
recreation, including facilities, parklands, public spaces, open space areas, trails and
linkages, and, where practical, water-based resources;

providing opportunities for public access to shorelines; and

recognizing provincial parks, conservation reserves, and other protected areas, and
minimizing negative impacts on these areas.
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Chapter 4: Wise Use and Management of Resources

4.1 Natural Heritage

1.

2.

Natural features and areas shall be protected for the long term.

The diversity and connectivity of natural features in an area, and the long-term ecological
function and biodiversity of natural heritage systems, should be maintained, restored or, where
possible, improved, recognizing linkages between and among natural heritage features and areas,
surface water features and ground water features.

Natural heritage systems shall be identified in Ecoregions 6E & 7E?, recognizing that natural
heritage systems will vary in size and form in settlement areas, rural areas, and prime agricultural
areas.

Development and site alteration shall not be permitted in:

a) significant wetlands in Ecoregions 5E, 6E and 7E*; and
b) significant coastal wetlands.

Development and site alteration shall not be permitted in:

a) significant wetlands in the Canadian Shield north of Ecoregions 5E, 6E and 7E%;

b) significant woodlands in Ecoregions 6E and 7E (excluding islands in Lake Huron and
the St. Marys River)?;

c) significant valleylands in Ecoregions 6E and 7E (excluding islands in Lake Huron and
the St. Marys River)?;

d) significant wildlife habitat;

e) significant areas of natural and scientific interest; and

f) coastal wetlands in Ecoregions 5E, 6E and 7E* that are not subject to policy 4.1.4.b),

unless it has been demonstrated that there will be no negative impacts on the natural features or
their ecological functions.

Development and site alteration shall not be permitted in fish habitat except in accordance with
provincial and federal requirements.

Development and site alteration shall not be permitted in habitat of endangered species and
threatened species, except in accordance with provincial and federal requirements.

1 Ecoregions 5E, 6E and 7E are shown on Figure 1.
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8. Development and site alteration shall not be permitted on adjacent lands to the natural heritage
features and areas identified in policies 4.1.4, 4.1.5, and 4.1.6 unless the ecological function of
the adjacent lands has been evaluated and it has been demonstrated that there will be no
negative impacts on the natural features or on their ecological functions.

9. Nothingin policy 4.1 is intended to limit the ability of agricultural uses to continue.

4.2 Water

1. Planning authorities shall protect, improve or restore the quality and quantity of water by:

a) using the watershed as the ecologically meaningful scale for integrated and long-term
planning, which can be a foundation for considering cumulative impacts of
development;

b) minimizing potential negative impacts, including cross-jurisdictional and cross-
watershed impacts;

c) identifying water resource systems;

d) maintaining linkages and functions of water resource systems;

e) implementing necessary restrictions on development and site alteration to:

1. protect all municipal drinking water supplies and designated vulnerable
areas; and

2. protect, improve or restore vulnerable surface and ground water, and their
hydrologic functions;

f) planning for efficient and sustainable use of water resources, through practices for
water conservation and sustaining water quality; and

g) ensuring consideration of environmental lake capacity, where applicable.

2. Development and site alteration shall be restricted in or near sensitive surface water features and
sensitive ground water features such that these features and their related hydrologic functions
will be protected, improved or restored, which may require mitigative measures and/or
alternative development approaches.

3. Municipalities are encouraged to undertake, and large and fast-growing municipalities shall
undertake watershed planning to inform planning for sewage and water services and stormwater
management, including low impact development, and the protection, improvement or restoration
of the quality and quantity of water.

4. Despite policy 4.2.3, where planning is conducted by an upper-tier municipality that includes one
or more lower-tier large and fast-growing municipalities, the upper-tier municipality shall
undertake watershed planning in partnership with lower-tier municipalities, including lower-tier
large and fast-growing municipalities.

5. All municipalities undertaking watershed planning are encouraged to collaborate with applicable
conservation authorities.
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4.3 Agriculture

4.3.1 General Policies for Agriculture

1.

Planning authorities are required to use an agricultural system approach, based on provincial
guidance, to maintain and enhance a geographically continuous agricultural land base and
support and foster the long-term economic prosperity and productive capacity of the agri-food
network.

As part of the agricultural land base, prime agricultural areas, including specialty crop areas, shall
be designated and protected for long-term use for agriculture.

Specialty crop areas shall be given the highest priority for protection, followed by Canada Land
Inventory Class 1, 2, and 3 lands, and any associated Class 4 through 7 lands within the prime
agricultural area, in this order of priority.

4.3.2 Permitted Uses

1.

In prime agricultural areas, permitted uses and activities are: agricultural uses, agriculture-related
uses and on-farm diversified uses based on provincial guidance.

Proposed agriculture-related uses and on-farm diversified uses shall be compatible with, and shall
not hinder, surrounding agricultural operations. Criteria for these uses may be based on
provincial guidance or municipal approaches, as set out in municipal planning documents, which
achieve the same objectives.

In prime agricultural areas, all types, sizes and intensities of agricultural uses and normal farm
practices shall be promoted and protected in accordance with provincial standards.

New land uses in prime agricultural areas, including the creation of lots and new or expanding
livestock facilities, shall comply with the minimum distance separation formulae.

A principal dwelling associated with an agricultural operation shall be permitted in prime
agricultural areas as an agricultural use, in accordance with provincial guidance, except where
prohibited in accordance with policy 4.3.3.1.c).
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5. Where a residential dwelling is permitted on a lot in a prime agricultural area, up to two

additional residential units shall be permitted in accordance with provincial guidance, provided
that, where two additional residential units are proposed, at least one of these additional
residential units is located within or attached to the principal dwelling, and any additional
residential units:

a) comply with the minimum distance separation formulae;

b) are compatible with, and would not hinder, surrounding agricultural operations;

c) have appropriate sewage and water services;

d) address any public health and safety concerns;

e) are of limited scale and are located within, attached, or in close proximity to the
principal dwelling or farm building cluster; and

f) minimize land taken out of agricultural production.

Lots with additional residential units may only be severed in accordance with policy 4.3.3.1.c).

For greater certainty, the two additional residential units that are permitted on a lot in a prime
agricultural area in accordance with policy 4.3.2.5 are in addition to farm worker housing
permitted as an agricultural use.

4.3.3 Lot Creation and Lot Adjustments

1.

Lot creation in prime agricultural areas is discouraged and may only be permitted in accordance
with provincial guidance for:

a) agricultural uses, provided that the lots are of a size appropriate for the type of
agricultural use(s) common in the area and are sufficiently large to maintain flexibility
for future changes in the type or size of agricultural operations;

b) agriculture-related uses, provided that any new lot will be limited to a minimum size
needed to accommodate the use and appropriate sewage and water services;

c) one new residential lot per farm consolidation for a residence surplus to an
agricultural operation, provided that:

1. the new lot will be limited to a minimum size needed to accommodate the
use and appropriate sewage and water services; and

2. the planning authority ensures that new dwellings and additional residential
units are prohibited on any remnant parcel of farmland created by the
severance. The approach used to ensure that no new dwellings or additional
residential units are permitted on the remnant parcel may be recommended
by the Province, or based on municipal approaches that achieve the same
objective; and

d) infrastructure, where the facility or corridor cannot be accommodated through the
use of easements or rights-of-way.

Lot adjustments in prime agricultural areas may be permitted for legal or technical reasons.
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3. The creation of new residential lots in prime agricultural areas shall not be permitted, except in
accordance with policy 4.3.3.1.c).

4.3.4 Removal of Land from Prime Agricultural Areas

1. Planning authorities may only exclude land from prime agricultural areas for expansions of or
identification of settlement areas in accordance with policy 2.3.2.

4.3.5 Non-Agricultural Uses in Prime Agricultural Areas

1. Planning authorities may only permit non-agricultural uses in prime agricultural areas for:

a) extraction of minerals, petroleum resources and mineral aggregate resources; or
b) limited non-residential uses, provided that all of the following are demonstrated:
1. theland does not comprise a specialty crop area;
2. the proposed use complies with the minimum distance separation formulae;
3. thereis an identified need within the planning horizon identified in the
official plan as provided for in policy 2.1.3 for additional land to
accommodate the proposed use; and
4. alternative locations have been evaluated, and
i. there are no reasonable alternative locations which avoid prime
agricultural areas; and
ii. there are no reasonable alternative locations in prime agricultural areas
with lower priority agricultural lands.

2. Impacts from any new or expanding non-agricultural uses on the agricultural system are to be
avoided, or where avoidance is not possible, minimized and mitigated as determined through an
agricultural impact assessment or equivalent analysis, based on provincial guidance.

4.3.6 Supporting Local Food and the Agri-food Network

1. Planning authorities are encouraged to support local food, facilitate near-urban and urban
agriculture, and foster a robust agri-food network.

4.4 Minerals and Petroleum

4.4.1 General Policies for Minerals and Petroleum
1. Minerals and petroleum resources shall be protected for long-term use.
4.4.2 Protection of Long-Term Resource Supply

1. Mineral mining operations and petroleum resource operations shall be identified and protected
from development and activities that would preclude or hinder their expansion or continued use
or which would be incompatible for reasons of public health, public safety or environmental
impact.
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2. Known mineral deposits, known petroleum resources and significant areas of mineral potential
shall be identified, and development and activities in these resources or on adjacent lands which
would preclude or hinder the establishment of new operations or access to the resources shall
only be permitted if:

a) resource use would not be feasible; or
b) the proposed land use or development serves a greater long-term public interest; and
c) issues of public health, public safety and environmental impact are addressed.

4.4.3 Rehabilitation

1. Rehabilitation to accommodate subsequent land uses shall be required after extraction and other
related activities have ceased. Progressive rehabilitation should be undertaken wherever feasible.

4.4.4 Extraction in Prime Agricultural Areas

1. Extraction of minerals and petroleum resources is permitted in prime agricultural areas provided
that the site will be rehabilitated.

4.5 Mineral Aggregate Resources

4.5.1 General Policies for Mineral Aggregate Resources

1. Mineral aggregate resources shall be protected for long-term use and, where provincial
information is available, deposits of mineral aggregate resources shall be identified.

4.5.2 Protection of Long-Term Resource Supply

1. As much of the mineral aggregate resources as is realistically possible shall be made available as
close to markets as possible.

Demonstration of need for mineral aggregate resources, including any type of supply/demand
analysis, shall not be required, notwithstanding the availability, designation or licensing for
extraction of mineral aggregate resources locally or elsewhere.

2. Extraction shall be undertaken in a manner which minimizes social, economic and environmental
impacts.

3. Mineral aggregate resource conservation shall be undertaken, including through the use of
accessory aggregate recycling facilities within operations, wherever feasible.
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4. Mineral aggregate operations shall be protected from development and activities that would
preclude or hinder their expansion or continued use or which would be incompatible for reasons
of public health, public safety or environmental impact. Existing mineral aggregate operations
shall be permitted to continue without the need for official plan amendment, rezoning or
development permit under the Planning Act. Where the Aggregate Resources Act applies, only
processes under the Aggregate Resources Act shall address the depth of extraction of new or
existing mineral aggregate operations. When a license for extraction or operation ceases to exist,
policy 4.5.2.5 continues to apply.

5. In known deposits of mineral aggregate resources and on adjacent lands, development and
activities which would preclude or hinder the establishment of new operations or access to the
resources shall only be permitted if:

a) resource use would not be feasible; or
b) the proposed land use or development serves a greater long-term public interest; and
c) issues of public health, public safety and environmental impact are addressed.

4.5.3 Rehabilitation

1. Progressive and final rehabilitation shall be required to accommodate subsequent land uses, to
promote land use compatibility, to recognize the interim nature of extraction, and to mitigate
negative impacts to the extent possible. Final rehabilitation shall take surrounding land use and
approved land use designations into consideration.

2. Comprehensive rehabilitation planning is encouraged where there is a concentration of mineral
aggregate operations.

3. In parts of the Province not designated under the Aggregate Resources Act, rehabilitation
standards that are compatible with those under the Act should be adopted for extraction
operations on private lands.

4.5.4 Extraction in Prime Agricultural Areas

1. In prime agricultural areas, on prime agricultural land, extraction of mineral aggregate resources
is permitted as an interim use provided that:

a) impacts to the prime agricultural areas are addressed, in accordance with policy
4.3.5.2; and
b) the site will be rehabilitated back to an agricultural condition.

2. Despite policy 4.5.4.1.b), complete rehabilitation to an agricultural condition is not required if:

a) the depth of planned extraction makes restoration of pre-extraction agricultural
capability unfeasible; and
b) agricultural rehabilitation in remaining areas is maximized.
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4.5.5 Wayside Pits and Quarries, Portable Asphalt Plants and Portable Concrete Plants

1.

Wayside pits and quarries, portable asphalt plants and portable concrete plants used on public
authority contracts shall be permitted, without the need for an official plan amendment,
rezoning, or development permit under the Planning Act in all areas, except those areas of
existing development or particular environmental sensitivity which have been determined to be
incompatible with extraction and associated activities.

4.6 Cultural Heritage and Archaeology

Protected heritage property, which may contain built heritage resources or cultural heritage
landscapes, shall be conserved.

Planning authorities shall not permit development and site alteration on lands containing
archaeological resources or areas of archaeological potential unless the significant archaeological
resources have been conserved.

Planning authorities shall not permit development and site alteration on adjacent lands to
protected heritage property unless the heritage attributes of the protected heritage property will
be conserved.

Planning authorities are encouraged to develop and implement:

a) archaeological management plans for conserving archaeological resources; and
b) proactive strategies for conserving significant built heritage resources and cultural
heritage landscapes.

Planning authorities shall engage early with Indigenous communities and ensure their interests
are considered when identifying, protecting and managing archaeological resources, built
heritage resources and cultural heritage landscapes.
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Chapter 5: Protecting Public Health and Safety

5.1 General Policies for Natural and Human-Made Hazards

1. Development shall be directed away from areas of natural or human-made hazards where there
is an unacceptable risk to public health or safety or of property damage, and not create new or
aggravate existing hazards.

5.2 Natural Hazards

1. Planning authorities shall, in collaboration with conservation authorities where they exist, identify
hazardous lands and hazardous sites and manage development in these areas, in accordance with
provincial guidance.

2. Development shall generally be directed to areas outside of:

a) hazardous lands adjacent to the shorelines of the Great Lakes - St. Lawrence River
System and large inland lakes which are impacted by flooding hazards, erosion
hazards and/or dynamic beach hazards;

b) hazardous lands adjacent to river, stream and small inland lake systems which are
impacted by flooding hazards and/or erosion hazards; and

c) hazardous sites.

3. Development and site alteration shall not be permitted within:

a) the dynamic beach hazard;

b) defined portions of the flooding hazard along connecting channels (the St. Marys, St.
Clair, Detroit, Niagara and St. Lawrence Rivers);

c) areas that would be rendered inaccessible to people and vehicles during times of
flooding hazards, erosion hazards and/or dynamic beach hazards, unless it has been
demonstrated that the site has safe access appropriate for the nature of the
development and the natural hazard; and

d) a floodway regardless of whether the area of inundation contains high points of land
not subject to flooding.

4. Planning authorities shall prepare for the impacts of a changing climate that may increase the risk
associated with natural hazards.
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5. Despite policy 5.2.3, development and site alteration may be permitted in certain areas
associated with the flooding hazard along river, stream and small inland lake systems:

a) in those exceptional situations where a Special Policy Area has been approved. The
designation of a Special Policy Area, and any change or modification to the official
plan policies, land use designations or boundaries applying to Special Policy Area
lands, must be approved by the Ministers of Municipal Affairs and Housing and
Natural Resources and Forestry prior to the approval authority approving such
changes or modifications; or

b) where the development is limited to uses which by their nature must locate within the
floodway, including flood and/or erosion control works or minor additions or passive
non-structural uses which do not affect flood flows.

6. Development shall not be permitted to locate in hazardous lands and hazardous sites where the
use is:

a) an institutional use including hospitals, long-term care homes, retirement homes, pre-
schools, school nurseries, day cares and schools;

b) an essential emergency service such as that provided by fire, police, and ambulance
stations and electrical substations; or

c) uses associated with the disposal, manufacture, treatment or storage of hazardous
substances.

7. Where the two zone concept for flood plains is applied, development and site alteration may be
permitted in the flood fringe, subject to appropriate floodproofing to the flooding hazard
elevation or another flooding hazard standard approved by the Minister of Natural Resources and
Forestry.

8. Further to policy 5.2.7, and except as prohibited in policies 5.2.3 and 5.2.6, development and site
alteration may be permitted in those portions of hazardous lands and hazardous sites where the
effects and risk to public safety are minor, could be mitigated in accordance with provincial
standards, and where all of the following are demonstrated and achieved:

a) development and site alteration is carried out in accordance with floodproofing
standards, protection works standards, and access standards;

b) vehicles and people have a way of safely entering and exiting the area during times of
flooding, erosion and other emergencies;

c) new hazards are not created and existing hazards are not aggravated; and

d) no adverse environmental impacts will result.

9. Development shall generally be directed to areas outside of lands that are unsafe for
development due to the presence of hazardous forest types for wildland fire.

Development may however be permitted in lands with hazardous forest types for wildland fire
where the risk is mitigated in accordance with wildland fire assessment and mitigation standards.
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5.3 Human-Made Hazards

1. Development on, abutting or adjacent to lands affected by mine hazards; oil, gas and salt
hazards; or former mineral mining operations, mineral aggregate operations or petroleum
resource operations may be permitted only if rehabilitation or other measures to address and
mitigate known or suspected hazards are under way or have been completed.

2. Sites with contaminants in land or water shall be assessed and remediated as necessary prior to
any activity on the site associated with the proposed use such that there will be no adverse

effects.
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Chapter 6: Implementation and Interpretation

6.1 General Policies for Implementation and Interpretation

1.

The Provincial Planning Statement shall be read in its entirety and all relevant policies are to be
applied to each situation.

The Provincial Planning Statement shall be implemented in a manner that is consistent with the
recognition and affirmation of existing Aboriginal and treaty rights in section 35 of the
Constitution Act, 1982.

The Provincial Planning Statement shall be implemented in a manner that is consistent with
Ontario Human Rights Code and the Canadian Charter of Rights and Freedoms.

When implementing the Provincial Planning Statement, the Minister of Municipal Affairs and
Housing may make decisions that take into account other considerations to balance government
priorities.

Official plans shall identify provincial interests and set out appropriate land use designations and
policies. Official plans shall provide clear, reasonable and attainable policies to protect provincial
interests and facilitate development in suitable areas.

In order to protect provincial interests, planning authorities shall keep their official plans up-to-
date with the Provincial Planning Statement. The policies of the Provincial Planning Statement
continue to apply after adoption and approval of an official plan.

Planning authorities shall keep their zoning and development permit by-laws up-to-date with
their official plans and the Provincial Planning Statement by establishing permitted uses,
minimum densities, heights and other development standards to accommodate growth and
development.

Where a planning authority must decide on a planning matter before their official plan has been
updated to be consistent with the Provincial Planning Statement, or before other applicable
planning instruments have been updated accordingly, it must still make a decision that is
consistent with the Provincial Planning Statement.

In addition to land use approvals under the Planning Act, infrastructure may also have
requirements under other legislation and regulations. For example, an environmental assessment
process may be required for new infrastructure and modifications to existing infrastructure under
applicable legislation.

Wherever possible and practical, approvals under the Planning Act and other legislation or
regulations should be integrated provided the intent and requirements of both processes are
met.
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9. To assess progress on implementation of the Provincial Planning Statement, the Province may:

a) identify key indicators to measure the outcomes, relevance and efficiency of the
policies in the Provincial Planning Statement in consultation with municipalities,
Indigenous communities, other public bodies and stakeholders;

b) monitor and assess the implementation of the Provincial Planning Statement through
the collection and analysis of data under each indicator; and

c) consider the resulting assessment in each review of the Provincial Planning Statement.

10. Municipalities are encouraged to monitor and report on the implementation of the policies in
their official plans, in accordance with any requirements for reporting planning information to the
Province, data standards, and including through any other guidelines that may be issued by the
Minister.

11. Strategic growth areas and designated growth areas are not land use designations and their
delineation does not confer any new land use designations, nor alter existing land use
designations. Any development on lands within the boundary of these identified areas is still
subject to the relevant provincial and municipal land use planning policies and approval
processes.

12. Density targets represent minimum standards and planning authorities are encouraged to go
beyond these minimum targets, where appropriate, except where doing so would conflict with
any policy of the Provincial Planning Statement or any other provincial plan.

13. Minimum density targets will be revisited at the time of each official plan update to ensure the
target is appropriate.
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6.2 Coordination

1. A coordinated, integrated and comprehensive approach should be used when dealing with
planning matters within municipalities, across lower, single and/or upper-tier municipal
boundaries, and with other orders of government, agencies, boards, and Service Managers
including:

a) managing and/or promoting growth and development that is integrated with planning
for infrastructure and public service facilities, including schools and associated child
care facilities;

b) economic development strategies;

¢) managing natural heritage, water, agricultural, mineral, and cultural heritage and
archaeological resources;

d) infrastructure, multimodal transportation systems, public service facilities and waste
management systems;

e) ecosystem, shoreline, watershed, and Great Lakes related issues;

f) natural and human-made hazards;

g) population, housing and employment projections, based on regional market areas, as
appropriate; and

h) addressing housing needs in accordance with provincial housing policies and plans,
including those that address homelessness.

2. Planning authorities shall undertake early engagement with Indigenous communities and
coordinate on land use planning matters to facilitate knowledge-sharing, support consideration of
Indigenous interests in land use decision-making and support the identification of potential
impacts of decisions on the exercise of Aboriginal or treaty rights.

3. Planning authorities are encouraged to engage the public and stakeholders early in local efforts to
implement the Provincial Planning Statement, and to provide the necessary information to ensure
the informed involvement of local citizens, including equity-deserving groups.

4. Planning authorities and school boards shall collaborate to facilitate early and integrated planning
for schools and associated child care facilities to meet current and future needs.

5. Planning authorities shall collaborate with publicly-assisted post-secondary institutions, where
they exist, to facilitate early and integrated planning for student housing that considers the full
range of housing options near existing and planned post-secondary institutions to meet current
and future needs.

6. Further to policy 6.2.5, planning authorities should collaborate with publicly-assisted post-
secondary institutions on the development of a student housing strategy that includes
consideration of off-campus housing targeted to students.
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7. Planning authorities should coordinate emergency management and other economic,
environmental and social planning considerations to support efficient and resilient communities.

8. Municipalities, the Province, and other appropriate stakeholders are encouraged to undertake a
coordinated approach to planning for large areas with high concentrations of employment uses
that cross municipal boundaries.

9. Where planning is conducted by an upper-tier municipality, the upper-tier municipality in
consultation with lower-tier municipalities shall:

a) identify and allocate population, housing and employment projections for lower-tier
municipalities;

b) identify areas where growth and development will be focused, including strategic
growth areas, and establish any applicable minimum density targets;

c) identify minimum density targets for growth and development taking place in new or
expanded settlement areas, where applicable; and

d) provide policy direction for the lower-tier municipalities on matters that cross
municipal boundaries.

10. Where there is no upper-tier municipality or where planning is not conducted by an upper-tier
municipality, planning authorities shall ensure that policy 6.2.9 is addressed as part of the
planning process, and should coordinate these matters with adjacent planning authorities.
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7: Figure 1 - Natural Heritage Protection Line

Figure 1. Natural Heritage Protection Line

e——e— Northern limit of Ecoregions* 5E, 6E and 7E for the purposes of policies under 4.1
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