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Overview: 

•	 The Growth Plan states that conversion of employment lands to non-employment 
uses may only be permitted through a municipally initiated Municipal 
Comprehensive Review (MCR). Since the MCR initiation in 2014, the City has 
received 13 requests for conversion to non-employment uses. 

•	 The City retained Hemson Consulting to undertake the MCR. Hemson has 
completed an initial MCR report that examines the adequacy of the supply of 
residential and employment lands to accommodate the forecasted growth, and 
the impacts on the City's activity rate. 

•	 The purpose of this staff report is to present the preliminary findings of the initial 
Hemson MCR report, and to provide an update on the population and employment 
forecasts as directed by Council Resolution C104-2014 (RML2014-026). 

•	 In April, 2014, Council considered a staff report on updated Population and 
Employment Forecasts for Brampton resulting from the Regional allocation 
exercise for Amendment 2 to the Growth Plan (Draft ROPA 27). The staff report 
recommended endorsement of the 2031 forecasts, but not the 2041 forecasts 
unless it is determined that they would not substantially impact the City's activity 
rate. 

•	 Hemson's MCR work has established that the activity rate will not be substantially 
impacted, and will rise from 33% in 2011 to 37% in 2041. 

•	 Based on Hemson's work, Planning & Infrastructure Services Department 
recommends that for the purposes of advancing the planning and public 
consultation process for the MCR and ROPA 27, the City endorse the 2041 
population and employment forecasts arising from Peel's Amendment 2 forecast 
allocation exercise. 

•	 For the City to reach a forecasted activity rate of 37% by 2041, Hemson is 
recommending that the City: 
o	 Protect as much employment land as possible; 
o	 Designate approximately 300 net hectares of employment lands within
 

Secondary Plan Areas 52 and 53 (Heritage Heights); and,
 
o	 Strengthen the employment policies of the Official Plan. 

•	 The final MCR report, including recommendations on the employment land
 
conversion requests will be presented to Council once the Office Strategy has
 
assessed the potential for office development in the City.
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RECOMMENDATIONS: 

1.	 THAT the report from Claudia LaRota, Policy Planner, Planning Policy &Growth 
Management, Planning &Infrastructure Services, dated May 20, 2015 to the 
Planning &Infrastructure Services Committee meeting ofJune 22, 2015 re: 
Recommendation Report: Municipal Comprehensive Review (MCR) - Initial 
Report", File P25-OPR/RML2014-026, be received; 

2.	 THAT for the purposes of proceeding with the next stage ofthe MCR and draft 
ROPA 27, Council endorse the 2041 Peel forecast of 919,000 people and 329,000 
jobs allocated to Brampton, in order for the Region of Peel to advance the planning 
process associated with Amendment 2 to the Growth Plan; and, 

3.	 THAT a copy of this report and Council resolution be forwarded to the Region of 
Peel, Town of Caledon and City of Mississauga for information. 

BACKGROUND:
 

Official Plan Review and Municipal Comprehensive Review (MCR) 

The Provincial Policy Statement (PPS) and the Growth Plan establish the requirement 
for municipalities to provide for an appropriate mix and range ofemployment to meet 
the municipality's long term needs. Municipalities must protect employment landsfor 
current and future uses and ensure there is an adequate supply of land suitable for 
employment uses. 

To enhance the protection of employment areas, the Growth Plan states that 
municipalities may permit conversion ofemployment lands to non-employment uses 
only through a municipally initiated Municipal Comprehensive Review (MCR) where it 
has been demonstrated that certain criteria has been met. 

In December 2012, City Council directed staff to initiate a review of Brampton's Official 
Plan. The Municipal Comprehensive Review represents an early deliverable of the 
Official Plan Review. As partofthe MCR, the City held an open house in April 24, 2014 
to provide an opportunity for the public to learn about the Review process and provide 
feedback on the MCR, including potential candidate sites for conversion. 

Hemson Consulting has been retained to undertake the MCR. In addition, Cushman & 
Wakefield was retained to assess the real estate market competitive position of the 
conversion sites, and N. Barry Lyon Consultants Ltd. (NBLC) is undertaking a 
background studyto examine the planned function of the employment area within the 
Bram East Secondary Plan. 

Since the MCR initiation in 2014, the City has received 13 requests for conversion to 
non-employment uses, the majority ofthem located within the Bram East Secondary 
Plan. Alocation map identifying the conversion sites can be found in Figure 1 below. 
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Based on the initial findings of the MCR studies, staff recommended in a status report 
dated August 11, 2014 that in order to fully evaluate the conversion requests, the City 
undertake a City-wide Office Strategy. The Strategy will provide a better understanding 
of the dynamics related to the Office sector including the functioning and importance of 
Brampton's Office Nodes and Intensification Corridors, development densities, and 
potential market opportunities across the City, including Heritage Heights. 

The Office Strategy is now underway and its preliminary findings will feed into the next 
stage of the MCR. Staff will report back to Council with recommendations on each 
employment conversion site on the context of the Growth Plan and Brampton Official 
Plan conversion tests, once the Office Strategy has assessed the potential for office 
development in the City. 

Population and Employment Forecasts 

On April 23,2014, City Council received a staff report entitled "City of Brampton and 
Region of Peel Population and Employment Forecast Update". This report addressed 
the forecast municipal allocation exercise for the Region of Peel arising from 
Amendment 2 to the Growth Plan, and the related 2031 and 2041 updated population 
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and employment forecasted municipal allocation for Brampton. The report 
recommended endorsement of the 2031 forecast, but did not recommend the use of the 
2041 population and employment forecasts allocated to Brampton unless it was 
determined that the forecasts did not substantially impact the City's activity rate. 

The growth forecasts used by Hemson in Brampton's MCR are the numbers arising 
from the Regional allocation exercise of 833,000 persons and 296,000 jobs by 2031 and 
919,000 persons and 329,000 jobs by 2041. 

Regional staff has been working with Brampton, Caledon and Mississauga on this 
allocation to ensure that the forecasted growth is directed to areas where investment in 
infrastructure and services has been made or is planned to be made. These growth 
forecasts represent the most current Brampton forecasts that together with Mississauga 
and Caledon, achieve the updated Growth Plan forecasts allocated to Peel Region in 
Amendment 2, and are shown on Table 1 below: 

Table 1: Region of Peel forecast distribution to be incorporated in ROPA 27 
(Based on Amendment 2 to the Growth Plan - Office Consolidation 2013) 

21331 2041 

Population Employment Population Employment 

Brampton 833,000 296,000 919,000 329,000 

Caledon 113,000 49,000 146,000 78,000 

Mississauga 824,000 535,000 905,000 563,000 

Amendment 2 Forecasts 1,770,000 880,000 1,970,000 970,000 
for Peel 

Note: Area municipal forecasts are rounded to the nearest thousand 

The purpose of this staff report is to present the findings and recommendations of the 
initial MCR report prepared by Hemson Consulting, and to provide an update on the 
2041 population and employment forecasts as directed by Council Resolution C104
2014. 

CURRENT SITUATION: 

Initial Findings of the MCR 

The initial MCR report submitted by Hemson, and dated May 25, 2015 reviews the 
adequacy of the supply of residential and employment lands to accommodate the 
forecasted growth in the City, and the impact on the activity rate based on the forecasts 
resulting from the Peel allocation exercise. The report provides four initial key 
conclusions and recommendations under the headings of Activity Rate, Land Supply, 
Heritage Heights, and Employment Land Policies and Strategies, each of which are 
described below. Hemson's initial MCR report is attached hereto as Appendix A. 
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Activity Rate 

Municipalities need to plan to accommodate all types of employment in order to 
maintain economic viability and achieve a healthy activity rate (the proportion of jobs to 
population). A healthy and "balanced" activity rate is generally considered to be one in 
which the proportion of employees to residents is close to 50% or where the live-work 
ratio is approximately 2:1. Activity rates below 35% are typically associated with 
"bedroom" or "dormitory" communities that provide a residential location for a labour 
force that generally commutes to other areas. 

As part of the initial MCR, the report contains a historical activity rate comparison 
between Brampton and other GTA municipalities. Hemson reviewed the impact of the 
allocated forecasts on the City's activity rate, in accordance with Council Resolution 
C104-2014, and concluded that Brampton will experience slow but steady growth by 
2041. 

Historically, Brampton has been among the GTA communities with significant net-out 
commuting. Since 1981, Brampton's activity rate has been under 40%; with the lowest 
rate of 33% recorded in 2011 during the last economic down turn. Although both 
population and employment have increased in Brampton, the faster growth in population 
over employment has meant a decline in the activity rate since 1981. 

Using the forecasts allocated to Brampton through the Peel allocation exercise, Hemson 
has calculated that there will be a gradual increase in the activity rate from the 
estimated 34% in 2014 to a forecasted 36% by 2031 and 37% by 2041 when the City is 
largely built-out. Therefore, the population and employment forecasts resulting from the 
Regional allocation exercise will not substantially impact the City's activity rate by 2041. 
As most of Brampton is built or has committed land uses, there is little opportunity for 
the City to achieve an activity rate above 37%. There is also a risk that the employment 
forecast may not be achieved within the forecast period because of the uncertainty 
around future trends in the office and employment land markets. 

Land Supply 

Based on the population and housing forecasts, the initial MCR report indicates that 
Brampton has sufficient land available for housing to accommodate future growth, and 
as such, there is no need to convert employment land for residential uses to achieve the 
2031 and 2041 population forecasts. With respect to employment, the report indicates 
that to meet the 2031 and 2041 forecasts, it is important to protect as much employment 
land as possible both in currentlyvacant employment lands within the built up area, as 
well as designated greenfield areas of the City. 

Hemson's report emphasizes that a good supply of employment land is critical to
 
achieving the long-term employment goals of Brampton. Employment lands and the
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type of jobs it accommodates are important to the City because they provide jobs to 
local residents and strengthen the overall employment base. However, the City's supply 
of employment land is limited due to the almost built out nature of the City. It has also 
been further reduced since the last Official Plan review because of employment 
conversions in the Bram West and Bram East Secondary Plan areas. To retain a 
sufficient supply of employment land, the City will need to be diligent in protecting its 
current inventory of employment land and in designating additional employment lands. 

Heritage Heights 

As Heritage Heights in Northwest Brampton is the last greenfield area of the City to be 
designated for urban uses, it represents the City's final opportunity for planning 
additional employment lands. As such, it is critical that sufficient employment lands be 
designated for Heritage Heights. 

As partof Brampton's Growth Plan conformity exercise in 2010 (OPA 43), a total of 
20,000 jobs were assigned to Heritage Heights. In Hemson's report, it has been 
assumed that in order to meet a City-wide employment target of 55,000 employment 
land employment (ELE) jobs by 2031, a minimum of 300 net ha (741 acres) of 
industrial-type employment land will have to be designated in Heritage Heights, 
separate from any commercial or mixed-use lands that may be planned in the area. 

Based on the review of the May 2014 Heritage Heights Concept Plan, about 50 net ha 
(123 acres) of "unconstrained" employment land have been identified, leaving a 
significant employment land shortfall of 250 ha (618 acres) in Heritage Heights (see 
Concept Plan in Appendix B). The Concept Plan shows additional employment lands 
fronting the Bovaird Drive Corridor west of Heritage Road, but these areas are 
"constrained" by existing non-employment land uses as they are currentlyoccupied by 
places of worship which have recently expanded or are planning to expand in the near 
future. Unless the additional 250 ha of "unconstrained" employment land are 
designated in Heritage Heights, the City will not be able to achieve its employment 
forecasts and the related activity rate of 37%. 

On April 22, 2015 Council passed Resolution P&IS054-2015 that directed staff to revisit 
the May 2014 Land Use Concept Plan given the uncertainty regarding various issues 
that impact land use decisions in Heritage Heights. To provide a minimum of 300 net 
ha of employment land, which will bring Heritage Heights into a better balance of land 
uses that foster the creation of a complete community in accordance with the Provincial 
Policy Statement, the Growth Plan and the Regional and Brampton Official Plans, 
adjustments will need to be made to the May 2014 Concept Plan. These should include 
designating more employment lands adjacent to the future GTA West Corridor in 
accordance with Official Plan policies. Also, lands fronting Mayfield Road between 
Mississauga Road and Winston Churchill Boulevard would be considered appropriate. 
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Employment Land Policies and Strategies 

Through OPA 43, Brampton's Official Plan set a target of accommodating between 
70,000 and 90,000 additional employment land employment jobs (ELE) by 2031. 
Hemson's preliminary employment forecasts indicate that due to recent decreases in 
employment density and the recession, employment growth by 2031 will be closer to 
55,000 additional ELE jobs. As such, this target will need to be amended to reflect a 
more realistic job target emerging from the current growth forecasts. 

Hemson's initial report also recommends strengthening and clarifying the Official Plan 
policies to reduce opportunities for development of employment lands to non-
employment uses that may be permitted as-of-right within the existing policies and are 
therefore not considered a conversion. Based on the work completed to date, the Bram 
East Secondary Plan has been identified as an area that needs to be revisited by the 
City to protect its designated employment lands from conversion to non-employment 
uses. 

It is also recommended that through the Employment Land Review and Office Strategy, 
staff explore the possibility of creating a stronger policy framework in the Official Plan, 
together with an updated and focused economic development strategy that sets the 
stage for attracting higher value jobs, and encourages the redevelopment of existing 
employment lands for higher density employment uses. 

Update on Population and Employment Forecasts 

The Region of Peel Official Plan Review is centred on planning for growth to 2041. 
Policies that manage how and where Peel grows will form a key component of ROPA 
27, which has nine focus areas, including a growth management component. The 
objectives of ROPA 27 are to bring the Regional Official Plan into conformity with 
Amendment 2 of the Growth Plan; update Regional forecasts to be used for provision of 
Regional services and infrastructure; and update the Regional growth management 
policy framework to accommodate forecasted growth to 2041. The new Regional 
forecasts, as established by Amendment 2 of the Growth Plan, will also be allocated to 
the area municipalities in ROPA 27. 

Regional staff is researching and analyzing options for financing servicing infrastructure 
for growth. In May 2014, Regional Council provided direction for ROPA 27 to not 
proceed until a financial business plan was approved. The Region is also undertaking a 
Cost/Benefits/Risk Study of Growth to 2041 to determine the capital and operating costs 
to address Regional service requirements to address growth. As these studies 
progress, they will provide further insight into the population and employment forecasts 
resulting from the Peel allocation exercise. 

Regional staff intends to bring forward draft ROPA 27 for Regional Council 
consideration in early Fall 2015 to receive direction to initiate public consultation. It is 
noted that both Mississauga and Caledon's Council have endorsed the 2031 and 2041 



P4--S
 

population and employment forecasts allocated to their municipalities (as shown on 
Table 1 above) as part of the Peel allocation exercise. 

Based on the initial findings of the MCR, it has been determined that the City of 
Brampton's 2041 forecast numbers arising from the Peel allocation exercise, will not 
substantially impact the City's activity rate. It is recommended that the 2041 population 
and employment forecasts allocated to Brampton be endorsed by Council for the 
purposes of advancing the planning and public process of draft ROPA 27. 

Prior to Regional Council making any final decisions with respect to ROPA 27, 
Brampton staff will report back to Council with final recommendations on the draft 
ROPA. The ongoing background work on the Official Plan Review, such as the Office 
Strategy and Employment Policy Review, will also at that time, further inform Council's 
final consideration of ROPA 27. 

CORPORATE IMPLICATIONS: 

Financial Implications: 

There are no financial implications associated with this report. 

STRATEGIC PLAN: 

The protection of Brampton's employment lands for future businesses supports the 
Economic Development and Growth Management strategic priorities of the City. 
Providing an appropriate mix and supply of employment lands encourages economic 
growth to strengthen Brampton's quality of life. 

CONCLUSION: 

The Provincial Policy Statement and Growth Plan require that municipalities promote 
economic development and competitiveness. Given that Brampton has a limited supply 
of vacant employment land, the protection of Brampton's designated employment lands 
is essential for the long term health and sustainability of the City by providing for a 
diverse City economy and local employment opportunities. 

The initial MCR work undertaken by Hemson confirms that the Peel population and 
employment forecasts allocated to Brampton as part of the Amendment 2 conformity 
exercise would not substantially affect the City's activity rate by 2041. It is anticipated 
that the activity rate will gradually increase from 33% in 2011 to 37% in 2041. However, 
to achieve the 2041 forecasted activity rate of 37%, it is necessary to ensure that 
sufficient land supply is available in both urban and greenfield areas to accommodate 
employment opportunities. Updated Official Plan policies and an updated and focused 
economic development strategy will also be needed. 

Planning & Infrastructure Services Department recommends that Council endorse the 
2041 Brampton population and employment forecasts resulting from the Amendment 2 
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allocation exercise for the purposes of advancing the MCR and ROPA 27. Brampton 
staff will monitor the progress of draft ROPA 27. Prior to Regional Council making any 
final decision with respect to the ROPA, staff will report back to Brampton Council. 

Once the Office Strategy is progressed to the stage where preliminary findings are 
available, staff will report back to Council with the assessment and recommendations on 
the employment land conversion requests in the context of Growth Plan and Official 
Plan conversion criteria, including potential impacts on the achievement of population 
and employment forecasts and other broader policy recommendations arising from the 
final stage of the MCR. 

Respectfully submitted, 

k^k 'jLAJh^aJ&^J 
Claudia LaRota, MCIP, RPP Heather MacDonald, MCIP, RPP 

Policy Planner, Planning Policy & Director, Planning Policy & 
Growth Management Growth Management 

Attachments: 

Appendix A:	 Hemson Initial Report - Municipal Comprehensive Review for Employment 
Lands, dated May 25, 2015. 

Appendix B: May 2014 Heritage Heights Land Use Concept 

Approval for Submission: 

Chair, SMT 
Department Chief	 'S/rt, 
Chief Administrative Officer ^-/Q6/ 
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EXECUTIVE SUMMARY 

As partof the current Official Plan Review, the City of Brampton engaged Hemson 
Consulting to contribute to the municipal comprehensive review (MCR) of 
employment lands. The primary purpose ofthis initial partof the MCR is to consider 
the adequacy of the supply of residential and employment lands to accommodate 
planned growth in the City. Provincial policy requires an MCR in order to approve 
any conversion ofemployment land to non-employment uses and for urban boundary 
expansions. As Brampton is fully designated as an urban community, urban boundary 
expansions are no longer relevant. The consideration of the possible conversion of 
some employment lands will be undertaken through a process of review following 
receipt of this report. 

The Brampton MCR consists of: a policy review that includes an assessment of the 
ability of the residential land base, including intensification, to accommodate 
population growth, and an assessment of the ability of the employment land base 
(industrial areas and business parks) to accommodate growth in employment land 
employment. This report concludes with some suggested items for the review of 
employment landpolicies that should be addressed through the official plan review. 

Given these findings, a subsequent review will make recommendations on all of the 
employment land conversions that have come forward. 

This report presents research findings, conclusions and recommendations for the 
following elements of the MCR: 

•	 The demand for, and supply of, residential land to accommodate the population 
and housing forecast have been assessed. Considering the designated greenfield 
areas whichwill be fully developed by 2041 and the intensification potential that 
exists to create mixed-use communities within the existing urban fabric, there is 
no need to redesignate employment lands to residential use in order to achieve 
the population forecast to 2031 or 2041. 

•	 The demand for, and supply of, employment land to accommodate the 
employment forecast to be located on employment lands has also been assessed. 
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The supply of employment land is limited and has been reduced since the 
comprehensive review of the Brampton Official Plan for Growth Plan conformity, 
adopted by Council in 2010. It is important to retain as much employment land 
as possible, both inside the built boundary and in the greenfield lands designated 
for growth to 2031 and beyond. These lands and their related employment 
cannot be replaced, once redesignated. At this time, no locations have been 
identified where employment land could be added within Brampton. Plans for 
major corridors and nodes to develop into denser more office oriented 
employment forms, while important to Brampton's long-term development, 
cannot substitute for employment land losses as they are quite different markets 
and different economic functions. 

•	 Brampton currently has a relatively low activity rate (ratio of employment to 
population) compared to other large urban municipalities in the GTAH. At 
about 33% in 2011, there are far more residents of Brampton with jobs than 
there are job opportunities in the City, resulting in significant net out-
commuting. A balanced activity rate would in the vicinity of 50% to 55%. The 
activity rate is forecast to rise to over 37% by 2041 when the City is expected to 
be largely built out. Because most of the City today is built or has committed 
planned land uses, there is little opportunity for Brampton to achieve an activity 
rate higher than 37%. At the same time there are some risks that the 
employment forecast may not be achieved depending on how current trends in 
the office and employment land markets play out over the forecast period. 

For future decision making by the City, we have four key recommendations: 

•	 In preparing and approving the secondary plans in the Heritage Heights area, 
there should be a minimum of 300 net ha of industrial-type employment 
land, separate from any commercial or mixed use lands that may be planned 
in the area. 

•	 The Official Plan target for job growth in employment lands of between 
70,000 and 90,000 between 2006 and 2031 should be amended to reflect a 
more realistic job target emerging from the current forecast in the order of 
55,000 from an updated 2011 base year through to a new horizon year of 
2041. 

•	 In considering the specific employment conversion applications in a later 
part of the MCR work, the City should seek to minimize the conversion of 
employment lands. 
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Finally, in the Official Plan review the City needs to consider where it can 
strengthen and clarify policies to reduce the opportunities for the conversion 
of employment lands to other uses that may be permitted within existing 
policy, and thereby not require a conversion application. Two locations have 
been identified for policy revisions of this type: 

o	 Policy 4.4.1.4. may be interpreted to permit a wide range of 
potentially conflicting land uses as some secondary plans which place 
Business Corridor designations at the edge of Residential designations 
may permit mixed commercial or residential uses; and 

o	 Many of the designated employment lands in the Bram East 
Secondary Plan have site-specific retail permissions that are not 
evident from their employment designation. As well, policies related 
to the development of an office centre in Bram East need to be more 
clearly articulated in policy. 
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BACKGROUND AND INTRODUCTION 

The City of Brampton is currently undertaking an official plan review as mandated 
by the Planning Act. As part of the official plan review the City is also undertaking a 
Municipal Comprehensive Review (MCR) in accordance with the Growth Plan for 
the Greater Golden Horseshoe, 2006 (Growth Plan) and the Provincial Policy Statement, 
2014 {PPS). An MCR evaluates a municipality's long-term growth potential and the 
land requirements to accommodate that growth. An MCR is required in order for a 
municipality to make a number of planning decisions, including urban boundary 
expansions. While Brampton is fully designated for urban uses, an MCR is still 
required to confirm the adequacy of designated lands to accommodate planned 
population and employment growth, as well as to evaluate any requests for 
conversion of employment land to non-employment uses'. The work in the MCR is 
also useful for Brampton to provide guidance for considering the land use 
designations for Heritage Heights, the last area of the City without advanced 
secondary planning work having been completed. All of these elements have the 
common aim of ensuring sufficient land is available to manage growth according to 
policies and guidelines found in the Growth Plan, the Region of Peel Official Plan and 
the Brampton Official Plan. 

The City of Brampton occasionally updates its growth forecasts as part of its normal 
long-term planning activities such Development Charges Background Studies, 
infrastructure and service planning, the Brampton official plan review and the 
processes with Brampton's local and regional partners to update the Peel Official Plan. 
Hemson Consulting was retained in 2013 and 2014 to prepare population and 

employment forecasts for the City of Brampton to 2031 and 2041 in accordance with 

Schedule3 of the Growth Plan for these and other purposes. The long-term forecasts 

For the purpose of an MCR and employment land conversion decisions, "employment land' is 
limited to business parks and industrial-type employment lands and permissions for new retail uses are 
considered a conversion for the purposes of the relevant policies. These precise definitions are only used 
for the specific MCR and conversions policies. All types of jobs including office, employment land 
employment, retail, institutional and work at home are, of course, part of the total employment of 
Brampton when employment forecasts and other policies are considered. 
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in Schedule 3 to the Growth Plan were updated and extended to 2041 thorough 
Amendment 2 to the Growth Plan inJune 2013. Subsequently, Hemson Consulting 
was retained to provide the supporting analysis for the MCR from the standpoint of 
the prospects for employment growth by looking at the supply and demand for 
residential and employment land across Brampton. 

Following an overview of the context for growth and growth management policy 
within which a municipal comprehensive review is conducted, this report addresses 
three discrete aspects of the MCRfor Brampton: 

2.	 The demand for, and supply of, residential land to accommodate the 
population and housingforecast; 

3.	 The demand for, and supply of, employment land to accommodate the jobs 
forecast to be located in employment lands; and 

4.	 Any general considerations with respect to official plan policy guiding 
employment land development. 

Each of these four elements is addressed in the following chapters two through five. 
First, however, the remainder of this chapter provides further market and policy 
context for the MCR. 

A.	 BRAMPTON WILL EXPERIENCE RAPID GROWTH TO 2031, ITS ROLE WILL 
CHANGE AS IT NEARS BUILD OUT OF GREENFIELD LANDS AFTER 2031 

Brampton is the third largest city in the Greater Toronto Area and Hamilton 
(GTAH) and the fastest growing of the 20 largest cities in Canada. 
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HISTORICAL POPULATION GROWTH RATE 
20 LARGEST CITIES IN CANADA, 2006-2011 
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Source: Statistics Canada. 

As other GTAH municipalities, such as Mississauga, Burlington and Richmond Hill 

see their greenfield land capacity build out, Brampton will continue to be the focus 

for a significant share of GTAH residential growth, in particular to meet the demand 

for ground-related housing. The forecasts being used for the purposes of this MCR 

have Brampton's population of 545,400 growing to 833,000 by 2031 and 919,000 by 

2041- This growth is managed with detailed official plan policies guiding urban 

structure along with a scries of detailed secondary plans which control the phasing of 

greenfield development: and manage urban change in intensification corridors. 

A significant determinant of the rate and volume of residential growth is the role 

Brampton plays in the economy of Southern Ontario. Brampton is strategically 

located close to Lester B. Pearson International Airport and two intermodal 

terminals, which, considering its location at the confluence of Highways 401, 403, 

410, and 407, suggest that job growth in Brampton will be robust and a significant 

share of GTAH demand for new development on employment lands will find a 

home in Brampton. The forecasts being used for the purposes of this MCR have the 
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2011 Brampton employment total of 172,000 growing to 296,000 jobs by 2031 and 
329,000 jobs by 2041. 

HISTORICAL & FORECAST POPULATION & EMPLOYMENT
 
CITY OF BRAMPTON, 2001-2041
 

(000s) 

• Population 
• Employmont 

2001 2006 2011 2016 2021 2026 2031 2036 2041
 

Source: Statistics Canada and Hemson Consulting Ltd. forecasts. 

The Brampton Official Plan in the introduction to Section 4-4: Employment states 
that the City will target important economic sectors that will drive the Southern 
Ontario economy in the foreseeable future, including: 

Life Sciences; 

Advanced Manufacturing and Design; 

Food and Beverage; 

Retail Trade; 

Information and Technology; and 

Financial Services. 
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A similar set of targeted sectors is provided in the City's Economic Development 
Strategy. 

Firms in the first three of these sectors tend to locate on large sites in employment 
areas. As with evolving conditions with respect to residential land supply, as many 
GTAH municipalities build out their greenfield opportunities, Brampton's 
employment land supply will present highly desirable locations for new industrial 
development. 

In recent years new employment land development in Brampton has been 
dominated by major logistics, warehousing and distribution centres. This market 
dominance has been the result both of growth in the logistics-related sectors and a 
protracted recession in manufacturing and other activities typically found in 
employment areas. Over the longer-term, a more balanced growth is anticipated as 
demand for logistics space continues to grow, but also as the other sectors recover 
and begin to need new building space to support growth. 

In a recent Outlook on the Canadian Manufacturing Sector2, KPMG reports positive 
conditions for growth in this sector. This report notes that Canadian manufacturers 
are in a favourable position to attract some of the "on-shoring", or "re-shoring" 
activity that has been a key element in the U.S. recovery. This is a process of major 
manufacturers bringing back to North America processes that had been taking place 
in low-cost jurisdictions, notably Asia. 

Rising energy costs, added pressure on lead times, and increased inflation in 

China has made Canada and the U.S. more competitive as sourcing nations. 
Issues with quality and consistency of product have also driven Canadian 
manufacturers to look to on-shoring for their sourcing strategies. KPMG, 
Canadian Manufacturing Outlook 2014 

Reinforcing this view is the recent release of international trade in merchandise. 

Based on Statistics Canada's International Merchandise Trade data, the dollar value 
of total exports (excluding energy products) rose 17.6% from January 2014 to 

"Canadian Manufacturing Outlook 2014: Leveraging Opportunities, Embracing Growth", 
KPMG 
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January 2015', while the value of total imports rose by 12.3%.'* The Motor Vehicles 
and Parts sector that is important to Brampton and Southern Ontario in general had 
a stunning growth of 29.7% in the value of exports from January 2014 to January 
2015, compared to imports only rising by 15.3%. 

In a separate assignment from this MCR, Hemson Consulting was retained by the 
City to prepare growth forecast scenarios for Brampton. These scenarios are being 
used as part of the process with the Region of Peel and area municipalities to 
establish a new regional forecast distribution. This new regional distribution is to 
meet the population and employment allocated to the Region of Peel by 
Amendment 2 to the Growth Plan which revised Provincially-mandatcd regional 
growth forecasts and extended the forecast period to 2041. The forecast assigned to 
the Region of Peel through Amendment 2 to the Growth Plan are used as the forecast 

basis for this MCR. The Region's allocation exercise of the Amendment 2 forecasts 

assigned the City a population of 833,000 persons in 2031 and 919,000 in 2041, and 

296,000 jobs in 2031 and 329,000jobs in 2041. The activity rate of the City of about 
37% under these forecasts is similar to the 2041 activity rate in previous forecast 
work prepared in recent years, as it is based on the forecast in Amendment 2 to the 
Growth Plan. 

Table 1 

Forecast of Populatio i, Housing & Employment 
City of Bram pton, 2011 - 2041 

Population Housing Employment 
2011 545,400 149,300 172,120 

2031 833,000 231,900 296,000 

2041 919,000 256,100 329,000 

2011-31 287,600 82,600 123,880 

2011-41 373,600 106,800 156,880 

The forecast being used for the MCR has the same fundamentals of the growth 
outlook, reflecting major trends in regional demographics, economics and housing 

The total change inexports including the energy sector was only 3.4% year over year due to a 
35.7% decline in the value ofenergy exports, the residt of the significant drop in crude oil prices that 
occurred starting in the summer of 2014. 

Statistics Canada Cansim Table 228-0059, quoted inThe Daily, March 6, 2015 
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and land markets. The underlying trends and assumptions for Brampton include the 
following key considerations: 

•	 Brampton is expected to continue to experience robust housing growth until 
its greenfield housing capacity becomes largely exhausted at some point 
during the 2030s. 

•	 The City has a similar long-term housing unit potential compared to past 
forecasts, though higher overall due in part to increased density in some areas 
andsome land use changes indeveloped anddeveloping areas; 

•	 Most of the additional long-term population compared to previous forecasts is 
the result of intensification. Intensification is assumed to increase over the 
forecast period largely through an expanding apartment market. The 
Regional level forecast assumes attaining the current Regional 
intensification policy target of 50% Region-wide by 2026 and then 
continuing to increase to 2041. 

•	 For total employment, the long term outlook for the GTAH and the Region 
of Peel is quite similar to past forecasts. Recent forecast work has anticipated 
a continuation of the long-established trend of a shift from goods producing 
to service producing employment. Based on the Labour Force Survey and 
National Household Survey (NHS) information, the expected character of 
that employment appears to be changing faster than had been anticipated. 
The result is a change in the amount of employment at the GTAH level 
forecast for the key land-use based employment categories: slightly lower 
growth in employment land employment and slightly higher growth to be 
found in major office employmentand population-related employment. 

•	 The major effects on Brampton's overall employment outlook, however, are 
more local in character. Given the precipitous decline in manufacturing 
employment since the recession and the low-employment-density character 
of new development, the current employment land employment density is 
29.6 employees per net hectare and is expected to rise to a long-term average 
of 33.0 employees per net ha: notably lower than the 38 employees per net ha 
that had been assumed for the 2009 forecast. The rise is anticipated as the 
economic recovery continues and employees are added to existing operations 
as well as in new development. 

•	 The other major change in Brampton's employment outlook arises from land 
use decisions made in respect of the long-term supply of employment land. 
The 2009 forecast was based on a 2011 base of 2,880 net ha to a long term 
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total potential of 4,950 net ha. The current forecast is based on a 2011 base 
of 2,880 net ha with an ultimate potential in the range of 4,200 to 4,400 net 
ha. This large reduction in potential employment land supply is the result ofa 
number of land use planning decisions, the largest of which were changes in 
the assumed development of SPA 47 to have more residential and less 
employment land than had previously been assumed. There also was a 
reduction in employment land supply for the Heritage Heights area as part of 
the ROPA24 / OPA 43 settlement, just under 300 net ha is now assumed in 
the MCR for Heritage Heights, though this is far more employment land 
than currently shown in the Heritage Heights June 2014 Concept Plan. 

One of the key conclusions for the MCR of the forecast work is that Brampton will 
be changing how much growth it accommodates and how that growth is to be 
accommodated over the forecast period. Until at least 2031, Brampton will still be 
accommodating significant population and employment growth through the 
development of greenfield lands. During the 2030s, Brampton will find itself in the 
same position that Toronto did in the late 1970s and Mississauga does today, where 
there is no more supply of land for lower density housing and lands in employment 
areas are rapidly depleting. Like those other communities, Brampton will simply be 
in a new reality where residential growth willoccur through infill and redevelopment 
in higher density forms and employment growth will be limited to whatever share of 

the office market can be captured along with the employment needed to provide 
services to a still-growing population. Within its current boundaries, no arrangement 
of land uses in its remaining unbuilt areas, or changes in land use within existing 

planned areas, can prevent Brampton from facing this major transformation in how 
it accommodates growth over the long term. 

B. BRAMPTON MUST CONFORM TO PROVINCIAL POLICY CONTEXT 

The policy context for the Brampton Official Plan review and MCR include the broad 

policy guidance found in the PPS and in the Growth Plan. 

The PPS gives direction to municipalities in ensuring sufficient development 

potential is designated to accommodate long term growth, requiring a range and mix 

of land to be designated to accommodate growth for up to 20 years. The importance 

of planning for economic growth is recognized in the PPS in the extension of the 
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planning horizon to beyond 20 years inensuring the protection ofemployment lands 
for economic growth. 

The Growth Plan provides policy direction to municipalities with respect to the 
management ofurban expansion and intensification, including allocating population 
and employment growth targets. Notably, the Growth Plan prohibits the conversion 
of employment lands to non-employment uses except through a municipal 
comprehensive review. This means that important employment districts can no 
longer be nibbled away through site specific conversions on an ad hoc basis. An 
MCR is generally conducted in concert with a mandated 5-year review of a 
municipality's official plan, offering the opportunity, where conversions are 
approved, of comprehensive planning for the achievement ofcomplete communities 
and realization of important official plan objectives. 

The Brampton Official Plan conforms to Provincial policy directions. OPA 43, which 
was partially approved by the OMB inJuly 2013, together with OPA 74, approved by 
Council in November 2012 and in full force, brought the official plan into 
conformity with the Growth Plan. The objectives implemented through these 
amendments include: 

•	 Adopting population and employment targets in keeping with the allocations 
established by ROPA 24 to the Region of Peel Official Plan as directed by 
Schedule 3 of the Growth Plan. 

•	 Identifying key intensification areas, including recognizing Downtown as an 
Urban Growth Centre, and designating Intensification Corridors as well as 
Mobility Hubs. 

•	 Establishing height and massing for intensification areas. 

•	 Protecting existing stable residential areas. 

•	 Establishing a greenfield density target of 51 residents and jobs per hectare 
(which combined with the targets in Mississauga and Caledon meets the 
region-wide 50 residents plus jobs per ha target mandated by the Growth 
Plan). 

•	 Setting a target of 26,500 units to be achieved through intensification to 
2031. 
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•	 Protecting employment lands including a target of accommodating between 
70,000 and 90,000 additional jobs on employment lands by 2031. 

C. EMPLOYMENT LANDS ARE PROTECTED IN THE BRAMPTON OFFICIAL PLAN 

The Brampton Official Plan defines Employment Areas as: 

lands within the Industrial and Office designations on Schedule "A"of this Plan 
as well as lands within the Business Corridor and Central Area designations 
that are designated in Secondary Plans for clusters of business and economic 
activities including, but not limited to, manufacturing warehousing, offices and 
associated retail and ancillary uses. Brampton 2006 Official Plan, Office 
Consolidation November2013, Cityof Brampton. 

In keeping with the PPS 2005, Brampton's Official Plan policy provides for a mix of 
employment uses and protects these areas for current and future economic activity. 
The Official Plan also includes specific direction to attempts to convert any such 
lands for non-employment purposes, implementing a key direction from the Growth 
Plan. 

Notably, the Brampton Official Plan goes beyond the protection of traditional 

industrial lands by designating Business Corridors and Major Office areas as 

employment lands. These areas are equally protected from conversion applications 
by the requirement of the tests of a municipal comprehensive review in each sub 

section of Section 4-4 of the official plan: 

•	 Business Corridors are protected by policy 4-4.1.8; 

•	 Industrial lands are protected by policy 4-4.2.18; and 

•	 Major Office sites are protected by policy 4-4-3.8. 

The framework of secondary plans articulates more specific uses within each of these 
employment categories. With this framework the Official Plan has a clear and 
consistent land use strategy for economic growth at a high level. The range of 

activities permitted at the secondary plan level may be outdated in some parts of the 

City and should be more strongly aligned with realizing important economic 
objectives. 

http:4-4.2.18
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Coincident with the current Official Plan review, the City has initiated a MCR of 
employment lands. This presents an opportunity for land owners to seek a 
redesignation from one of the three major employment land use categories. Since 
such an opportunity is not likely to arise for another five years, a number of such 
proposals havecome forward. These sites will be evaluated in a future component of 
the MCR work plan. 

To set the context for that future analysis, however, two key benchmarks need to be 
established: 

•	 Is there sufficient supply of residential lands in designated greenfields, in 
combination with intensification opportunities to meet the population 
forecast to 2031 and to 2041 ? 

•	 Is there sufficient supply of employment lands in designated greenfields, in 
combination with the development of currently vacant employment lands in 
the built area to accommodate the employment land job forecast to 2031 and 
to 2041? 

These twoquestions are addressed in the following twochapters. 
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II	 PLANNED RESIDENTIAL LANDS SUFFICIENT TO 
ACCOMMODATE HOUSING DEMAND 

While Brampton is anticipated to be the focus ofa considerable share ofgrowth as 
compared with other GTAH municipalities, the pace will not be as dramatic as the 
60% growth experienced between 2001 and 2011. As Table 2 indicates, the current 
outlook envisages the rate of population growth to decline from a 15.6% increase 
over the next five years to a 4.5% rise in the latter five year period ending in 2041. 

Table 2 

Historical & Forecast Population Growth 
City of Brampt an, 2011 -2041 

Population Growth (#) Growth (%) 
1986 194,300 

1991 241,600 47,300 24.3% 

1996 276,500 34,900 14.4% 

2001 339,600 63,100 22.8% 

2006 454,000 114,400 33.7% 

2011 545,400 91,400 20.1% 

2016 630,600 85,200 15.6% 

2021 705,800 75,200 11.9% 

2026 773,900 68,100 9.6% 

2031 833,000 59,100 7.6% 

2036 879,800 46,800 5.6% 

2041 919,000 39,200 4.5% 

The 2041 total population of 919,000 is anticipated to result in demand for about 

106,800 new housing units to be added between 2011 and 2041. Tables 3 and 4 

compare total housingdemand at 2041 with the current assessment of housing supply 
from the early 2014date used for the Brampton land supply analysis, specifically: 

•	 Within the downtown urban growth centre (UGC); 

•	 Elsewhere in the built-up area; and 

•	 In greenfield areas outside of the built boundary currently designated for 
urbanization. 
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From the early 2014 base (including units under construction at that time), there is 
forecast to be demand for about 95,000 new housing units. Approximately one-third 
of these units would be provided inside the built boundary (33,900) and are mainly 
medium and higher density units developed as infill and intensification. 

Brampton has a wide range ofopportunities to satisfy demand for housing of all types 
over the period to 2031. After 2031 the supply of vacant greenfield lands becomes 
increasingly constrained and isexhausted by 2041. At that time, Brampton will be in 
the same situation that Toronto, Mississauga and Burlington are today, where all 
new residential growth is primarily accommodated through intensification. 

Table 3 

Housing Potential
 
Supply and Demand
 

City of Brampton
 

Est. Supply 
Supply Used 2015 to Intensification Total Demand 

to 2014 Ultimate Potential Total Supply (2041) 
UGC 4,400 750 12,630 I7,7H0 16,450 
Inside Built Boundary (ex. UGC) 134,460 I 1,710 21,270 167,450 161,100 

Subtotal Inside Built Boundary 13»,860 12,460 33,900 185,230 177,550 

Outside Built Boundary 22,240 58,310 - 80,550 78,550 

Total 161,100 70,770 33,900 265,780 256,100 

Table 4 

Housing Demand
 
Inside and Outside the Built Boundary
 

City of Brampton
 
Forecast Growth 

2014-2041 Share of Growth 

UGC 12,050 13% 

Inside Built Boundary (ex. UGC) 26,640 28% 

Subtotal Inside Built Boundary 38,690 41% 

Outside Built Boundary 56,310 59'/.. 

Total 95,000 100% 

Overall, there appears to be excess residential supply potential to meet the housing 
needs of the forecast 2041 population. Our assessment of the potential housing 
supply identifies a potential of 104,700 units in all settings, with demand for 95,000 
of these units. The surplus in this overall potential is driven largely by the identified 
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potential for intensification within the downtown UGC and elsewhere in the City. 
There arc virtually no surplusgreenfield residential lands in 2041. 

Apartments will grow in importance in the local housing market as greenfield 
opportunities are built out and intensification opportunities play an increasingly 
important role in meeting demand. As the market shifts to relying on intensification, 
the share of units provided in higher density forms increases as shown in Figure 4- In 
interpreting this graphic, the reader is reminded that while the shares shift late in 
the forecast period, the overall amount of unit growth slows as well. 

HISTORICAL & FORECAST HOUSING GROWTH BY UNIT TYPE
 

CITY OF BRAMPTON, 2006-2041
 

2005-11 2011-16 2016-21 2021-26 2026-31 

• Singles •Semis •Rows • Apis 

Source: Statistics Canada and Hemson Consulting Ltd. forecasts. 

Conclusion: 

Given the most recent population and housing forecasts prepared for the Peel 
forecast allocation exercise, there is sufficient land available for residential 

development, in various forms, to accommodate the population forecast. 
Considering the designated greenfield areas to be developed between now and 2041, 



FH-3o
 

19 

and the intensification potential that exists to create mixed use communities within 
the existing urban fabric, there is no need to re-designate employment land to 
residential use in order to achieve the population forecast by 2031 or 2041. Indeed, 
continued job growth in Brampton will be a key driver of the development of new 
residential communities such as those envisaged for the Heritage Heights area. 
Therefore it is important to protect not only the employment lands within the built 
area, but also employment lands within greenfield areas designated for urbanization 
over the long term. 
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III	 CURRENT EMPLOYMENT LANDS PLUS LANDS IN 
HERITAGE HEIGHTS REQUIRED TO MEET FORECAST 

The current forecast for employment in Brampton is based on the new forecasts to 
2041 contained in Amendment 2 to the Growth Plan and as distributed in the Peel 

forecast allocation exercise in the Spring of 2014. Compared to previous forecast 
work in 2009 and earlier, the current forecast reflects a more rapid shift in 
employment from goods producing to service producing enterprises across the 
GTAH. Nevertheless, a good supply of employment land is critical to achieving the 
long-term employment goals of Brampton. It is this type of employment — jobsof a 
wide range of types accommodated in industrial-type buildings — that Brampton is 
clearly able to attract, given its historic employment base and superior highway 
access and west GTA location. 

Figure 5 illustrates the jobs allocated to the three major land use categories used in 

the forecast indicating the continued importance of the employment land jobs to the 

makeup of Brampton's employment base over the long-term. 

Employment land and the jobs it accommodates are far more important to 

Brampton's long-term future than just to satisfy employment forecasts and policies. 

This is the segment of the economy that is readily attracted to the City. By locating 

in Brampton, these uses provide jobs to local residents and strengthen the overall 
local employment base. For the municipal government, growth in this sector adds to 
the non-residential assessment base, providing for a better balance between 
residential and non-residential property taxes. The employment land supply will 

ultimately build out and growth after that time will necessarily occur in other sectors 
and built forms. However, the strong economic base established on the employment 
lands is a foundation that helps to attract the higher order jobs and new assessment 

opportunities neededwhen the greenfield opportunities eventually diminish. 
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HISTORICAL & FORECAST EMPLOYMENT BY TYPE 
CITY OF BRAMPTON, 2006-2041 

2006-11 2011-16 2016-21 2021-26 2026-31 2031-36 

• Major Office • Population Related • Employment Land 

Source: Statistics Canada and Hemson Consulting Ltd. forecasts. 

Any shortfalls in attracting employment land employment are likely to be shortfalls 

in total employment. It would be very difficult for Brampton to make up for any 

shortfall in employment land employment with other types of employment. While 

growing in Brampton, major office remains a small proportion of total employment; 

indeed GTA-widc major office only represents about one-quarter of all jobs. As it is, 

the forecast for major office employment in Brampton is already somewhat optimistic 

given the major shift back to downtown Toronto office locations after a long period 

of suburban-dominated growth. As well, Mississauga and Markham continue to 

possess dominant positions within the 905 office market area. Other types of jobs 
classed as population-related employment also cannot be readily substituted for 

reduced employment land employment. These jobs are largely providing commercial 

and institutional services to the local population and its total employment is largely 

fixed by the number of employees required to serve that population, such as retail, 
education or municipal employees. 
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Within employment land employment, there has also been a shift in the market that 
is important to Brampton. There has been a decline in the density of jobs in 
employment lands overall. This has been the result ofa number offactors including 
the effect of the slow recovery from the recession, increased automation in 
manufacturing and, importantly, the growing significance of the logistics sector in 
recent years; a sectorwith low employment densities which ishighly concentrated in 
the western GTA. While these trends are partly balanced by other trends such as 
increased office space within plants, the overall employment density of new 
development is expected to be lower in the future than in the past. 

Table 5 shows the total developed and vacant inventory of lands in employment 
areas in Brampton. Because the focus for the current analysis is on the provision of 
lands for employment land employment, the land areas in the table separate out the 
major land areas that are in other uses. About 95% of the lands are those existing or 
planned for general employment land employment uses. The other uses are those 

that are not now occupied by industrial-type buildings and would not be expected to 
be developed for these uses in the future. The major office lands shown are those 

designated only for office uses within employment areas5. The major retail lands are 
the large concentrations of retail that have developed within the employment areas, 

such as in the vicinity of Airport Road and Queen Street or where other major retail 

is planned, such the area around Steeles and Kennedy Road / Rutherford Road. 
Other uses are primarily pre-existing residential or institutional uses that are not 

likely to develop for employment land employment. The key conclusion from Table 

5 is that nearly all of the total land supply and nearly all of the vacant land supply in 
the employment areas is available to accommodate employment land employment 
and a relatively small amount is dedicated to major retail and major office 

development. 

5 Major office buildings are also permitted in other locations in the employment areas aswell as 
commercial and mixed uselocations. The distinction for current purposes is that the Major Office lands 
are expected toonly develop for offices and are not likely toaccommodate general industrial development. 



F4-34

23 

Table 5 

Developed and Vacant Lands (ha)
 
Within Employment Areas
 

City of Brampton
 

Land Use	 Developed1 Vacant2 Total 

Industrial-Type Development 
(including small scale retail and institutional) 2,988 1,282 4,270 

Major Office Development 41 22 63 

Major Retail Development 98 15 113 

Other Uses (existing to remain and planned) 20 8 28 

Total	 3,147 1,327 4,474 

1. Developed lands are net (by definition) 
2.	 Vacant lands for this purpose include properties with minor pre-existing development that is not 

expected to remain once the area is urbanized (e.g. a farm house or a rural non-residential use) 

Table 6 presents an estimate of developed and vacant employment land across the 

City in net hectares by employment area. This table only shows the location of the 

2,988 net ha of developed industrial-type employment land and 1,282 net ha of 

vacant land available for new employment land development. 



F4:-2>S
 

24 

Table 6 

Developed and Vacant Lands (ha) 
By Employment Area 

City of Brampton 

Employment Area Developed1 Vacant2 Total Inventory 
Airport Intermodal 1,382 110 1,492 
Bram East 35 57 92 

Bram East Cottrellc 1 2 3 

Bram West 190 247 437 

Bramalca South Gateway 322 2 324 

Central Area 128 3 131 

Downtown North - - -

Highway 410 651 27 678 

Highway 410 North 8 92 100 

Highway 427 4 392 396 

Hurontario South - - -

Mclaughlin North 33 1 34 

Northwest Sandalwood 232 45 277 

Vales North 1 4 5 

Lands Not In Employment Area - - -

Heritage Heights - 300 300 

Total 2,987 1,282 4,269 

1. Developed lands are net (by definition) 
2. Vacant lands for this purpose include properties with minor pre-existing 
development that is not expected to remain once the area is urbanized (e.g.a farm 
house or a rural non-residential use) 

Figure 6 illustrates the location of the total occupied and vacant employment land 

supply in Brampton, along with the boundaries of employment areas shown in Table 

5. Figure 7 displays just the vacant lands within employment areas in the City. 

The land table and the employment forecast itself assume that there are 300 net ha 

of employment land to be made available in the Heritage Heights Secondary Plan. 
The current landowners' "Concept Plan" indicates only about 50 net ha of 
employment land. If the landowners' plan prevails, Brampton would be very unlikely 
to be able to achieve either the suggested 2031 or 2041 employment targets. 
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Figure 6 
Employment Areas in Brampton 
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Figure 7 
Vacant Employment Lands in Brampton 
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The forecast in Table 7 indicates employment land employment at full development 
in 2041 at about 140,000 jobs, which is growth of about 60,000 from a 2006 base or 
about 55,000 from 2011. About 40,000 of the growth will be on lands that are vacant 
today and the other 15,000 on lands developed since the 2011 Census and through 
post-recession rehiring in existing businesses in existing built space. 

Table 7 

Employment Forecast by Employment Type 
Cityjrf Brampton, 2006 - 2041 

Major Office Population Related Employment Land Total 

2006 9,830 66,330 79,730 155,890 
2011 12,200 75,040 84,870 172,110 
2016 14,400 89,520 103,380 207,300 
2021 22,170 102,550 120,020 244,740 
2026 27,160 112,780 130,310 270,250 

2031 33,680 122,330 139,970 295,980 

2036 40,530 129,270 142,290 312,090 

2041 48,670 136,900 143,430 329,000 

2011-31 21,480 47,290 55,100 123,870 

2011-41 36,470 61,060 58,560 156,890 

These results indicate that, assuming 300 net ha will be designated employment land 
employment in Heritage Heights, there is just enough land currently designated for 
employment uses in the Official Plan and secondary plan areas to accommodate the 
range of employment growth that is forecast for Brampton to 2031 and 2041. The 
conversion of employment lands to other non-employment uses has been observed 
since the early 2000s and has been notable since the last forecast was prepared in 
2009. While the loss of any single parcel of employment land is not likely to have a 
significant impact on the realization of the long term employment forecasts, the 
cumulative loss of employment lands, along with the uncertain results of the 

Heritage Heights process, and potentially combined with the loss of sites that have 

applied for conversion through the MCR, could jeopardize the achievement of the 

long term employment outlook. 

Conclusion: 

The supply of employment land is finite in that it is not likely that any of the lands 

within the designated grcenfields that are not already intended for employment use 
will become employment lands within the planning horizon. Indeed, since the 2009 
modifications which brought the Official Plan into conformity with the Growth Plan, 
the supply of employment land in grcenfields has been reduced as some secondary 
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plans were modified as building was occurring. The Bram West and Bram East 
Secondary Plan areas have both been subject to revisions while development was 
underway. 

The overall employment outlook to 2031 for the City has been reduced from the 
forecast prepared in 2009 from 319,000 jobs to 296,000; while the new forecast to 

2041 suggests a total of 329,000 jobs. As Table 7 indicates, this reduced forecast for 

jobs overall is characterised by a shift in share for the employment categories, 
notably seeing major office employment more than doubling in share from 7% in 
2011 to 15% in 2031, while employment land employment drops in share from 50% 
to 43%. Therefore, the current Official Plan target of accommodating an increase of 
between 70,000 and 90,000 employment lands jobs by 2031 will need to be revised 
downward. Even though some employment land employment could locate in 
Business Corridorsand office areas, the broadervisionfor the types of activities to be 
accommodated in these locations, still point to the importance of retaining as much 
employment land as possible even though as major corridors and nodes develop they 
could see a more employment-dense built form. This conclusion could carry even 
more weight should additional employment lands be lost arising from the 
employment land conversion applications received by the City as part of the MCR. 
Additionally, recent shifts in the local economy, including an increasingly important 
role for Brampton in the logistics sector, contribute to a lowering of the density of 
jobs at the margin as new employment lands are developed to meet current market 
needs. Therefore to meet the employment lands jobs target of the official plan, and 
the current revised forecasts, it is important to retain as much employment land as 
possible, both inside the built boundary and in the greenfield lands designated for 
growth to 2031 and beyond. 
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IV	 WHAT ARE THE LONG-TERM PROSPECTS FOR 

BRAMPTON'S ACTIVITY RATE? 

An activity rate is a community's ratio of employment by place of work to 
population. It is a useful summary statistic to understand a community's role in the 
commuting and employment structure of its broader urban region; that is to what 
extent is its role a "bedroom" community with high net out-commuting versus an 
employment concentration with net in-commuting. 

A "balanced" community where the number of residents who are employed is equal 
to the number of jobs will typically have an activity rate of about 50% to 55%. Rates 
above about 60% are the major employment concentrations within an urban area 
and rates below about 35% would typically be considered "dormitory" or "bedroom" 
communities that are providing a residential location for a labour force that 

commutes to the employment concentrations. Any of these conditions should not be 
seen as intrinsically good or bad as different communities will simply play different 
roles in the urban area due to their location or infrastructure or its planning vision. 
In general, however, larger urban communities typically seek a relatively balanced 
activity rate for reasons ofbalanced tax assessment, an efficient transportation system 
and providing theopportunity for residents to work within their own community. 

At its meeting of April 23rd, 2014, Brampton City Council considered a March 31st 
Committee report concerning the adoption of growth forecasts for various purposes. 
This included a forecast that was then proposed for use by the Region of Peel in 
updating its Regional and local municipal forecasts to 2041. These forecasts were 
intended to be used in an official plan amendment to bring the Region of Peel 
Official Plan into conformity with Growth Plan as revised through Amendment 2 in 
2013. In the Council adopted report, Council requested staff to review the long-term 
activity rate for the City. 

This chapter assists municipal staff in addressing the City's activity rate by providing 
a review of Brampton's historic and forecast activity rates in comparison to other 
communities. This review is followed by a more specific discussion of Brampton's 
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situation, the potential risks in achieving the forecast activity rates and the role of 
forthcoming decisions in long-term activity rate prospects for Brampton. 

A.	 COMPARISONS INDICATE A LOW AC1TIVTY RATE COMPARED TO OTHER 
LARGE URBAN COMMUNTIES 

Brampton has continued to have significant growth in population and employment 
over recent decades. Asshown in Table 8, the population of Brampton has increased 
by 3.7 times over the past 33 years, while employment has increased by 3.2 times. 
While both represent rapid growth, the faster growth in population over employment 
has meant a decline in the activity rate6 from 40% to just under 35%, after 
accounting for a recovery from the 2011 recession low. 

Table 8 

Historical Activity Rate 
City of Brampton, 1981-2014 
Population Employment Activity 

Total Census Census/NHS Rate 

1981 151,980 149,090 59,590 40.0% 

1986 196,080 188,500 75,330 40.0% 

1991 242,670 234,450 88,090 37.6% 

1996 276,540 268,250 99,460 37.1% 

2001 339,610 325,430 133,640 41.1% 

2006 454,030 433,810 155,890 35.9% 

2011 541,570 523 910 172,120 32.9% 

2014 Est. 574,860 556,120 193,260 34.8% 

Source: Statistics Canada Census of Canada for populalion to 2011 and employment to 2006. 
Statistics Canada National Household Survey for 2011 employment. 2014 estimates 
prepared by Hemson Consulting Ltd. 

Note:	 Activity rates are calculated using the Census population because the employment 
counts are based on the Census population, not the total population including net 
under-coverage. 

' Activity rates are properly calculated using the Census population and the Census or National 
Household Survey place of work data, as they use the same population as the base. While technically 
incorrect, for convenience activity rates are occasionally calculated using the total population including 
netundercoverage. As a residt the reader is advised to use caution on this point when comparing to 
figures in other sources. 
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To place the activity rate figures in context, Brampton's historic activity rate is 
compared with that of the GTAH in the graph below. While the GTAH does have a 
small amount of net in-commuting, the GTAH overall approximates a metropolitan 
area with a balance between resident employed labour force and jobs. For both 
Brampton and the GTAH, the recession-related lows in 1996 and 2011 are 

identifiable as are the economic expansion peaks in 1986 and 2006. Notwithstanding 
the cyclical changes over the period, it is also clear that Brampton's activity rate has 
fallen relative to that of the GTAH over the period. 

HISTORICAL ACTIVITY RATE COMPARISON
 

CITY OF BRAMPTON & GTAH, 1981-2014
 

OBramptc 

• GTAH 

30°, 

25% 

20% 

15% 

10% 

5% 

0% 

Source: Hemson Consulting Ltd. based on Census of Canada. 

Tables 9 and 10 provide some comparisons of Brampton's historic activity rate to 

other communities of interest. Table 9 compares Brampton to the other local 

municipalities in Peel and the Region as whole. All of these are, in turn, compared 

to the GTAH to represent the metropolitan average at each time period. Notably, 

Peel Region's activity rate has remained relatively steady over the period, while both 

Caledon and Mississauga have risen. In Caledon's case, the change largely represents 

its shift from a largely rural to more urban community. Mississauga's high activity 
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rate is largely the result of the presence of Pearson Airport and the enormous 
surrounding employment districts as well as the significant amount of office 
development along the Highway 401 corridor. 

Table 9 

Historical Activity Rate Comparison 
Region of Peel & GTAH, 1981-2014 

Brampton Mississauga Caledon Total Peel GTAH 

1981 40.0% 53.2% 25.1% 47.7% 53.2% 

1986 40.0% 59.1% 25.2% 51.3% 54.7% 

1991 37.6% 60.2% 32.0% 51.6% 53.3% 

1996 37.1% 56.4% 35.6% 49.4% 49.6% 

2001 41.1% 62.4% 36.4% 54.0% 52.7% 

2006 35.9% 64.4% 37.5% 52.4% 52.6% 

2011 32.9% 63.7% 38.1% 50.1% 50.6% 

2014 Est. 34.1% 66.0% 42.6% 51.5% 51.4% 

Source: Statistics Canada Census of Canada for population to 2011 and employment to 2006. 
Statistics Canada National Household Survey for 2011 employment. 2014 estimates 
prepared by Hemson Consulting Ltd. 

The history of activity rates in other selected GTAH communities compared to 
Brampton and the GTAH overall are provided in Table 10. Toronto, not 

surprisingly, has a consistently high activity rate due largely to the approximately 
one-half million jobs in Downtown Toronto. Vaughan also has a consistently high 
rate due to the large industrial concentration that grew around the CN Concord 
Yards and the vast employment area now under development in the vicinity of 
Highway 427. Milton, in some ways, has had similar experience to Brampton over 
the past decade where very rapid population growth far exceeded the rate of 

employment growth, thus reducing the activity rate. Finally, Durham Region is of 
interest as it has a the lowest activity rate at the Regional level largely because of the 
long-standing trend of employment in the GTAH generally favouring the west over 
the east; a feature typically attributed to the focus on trade to other southwestern 

Ontario markets and U.S. trade largely occurring via Fort Eric, Sarnia and Windsor. 
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Table 10 

Historical Activity Rate Comparison 
Selected GTAH Communities, 1981-2014 

Brampton Toronto Vaughan Markham Milton Hallon Hills Durham GTAH 
1981 40.0% 59.9% 86.5% 48.7% 38.6% 34.3% 38.7% 53.2% 
1986 40.0% 61.5% 84.0"/, 53.0% 35.6% 36.5% 42.1% 54.7% 
1991 37.6% 60.1 % 58.4% 59.8% 48.5% 38.4% 38.2% 53.3% 
1996 37.1% 54.5% 62.8% 57.2% 58.5% 35.1% 34.9% 49.6% 

2001 41.1% 57.8% 67.2% 60.7% 69.9% 33.2% 37.2% 52.7% 
2006 35.9% 58.7% 66.6% 54.7% 51.1% 35.5% 37.7% 52.6% 
2011 32.9% 58.5% 58.9% 47.6% 37.1% 33.6% 34.9% 50.6% 

2014 Est. 34.1% 59.1% 61.4% 48.5% 38.0"/, 35.3% 35.8% 51.4% 

Source: Statistics Canada Census of Canada for population to 2011 and employment to 2006. 
Statistics Canada National Household Survey for 2011 employment. 2014 estimates 
prepared by Hemson Consulting Ltd. 

The following graphic concludes the description of the existing (2011) situation by 
showing all municipalities in the GTAH highlighting those with net in-commuting 
and significant net out-commuting along with Brampton and the GTAH overall. 

COMPARISON OF ACTIVITY RATES
 

GTAH SINGLE AND LOWER TIER MUNICIPALITIES, 2011
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Given this understanding of Brampton's current circumstance, the following section 
can now turn to the potential future of Brampton's activity rate as it continues to 
grow. 

B.	 FORECASTS INDICATE A SMALL RISE IN BRAMPTON'S ACTIVITY RATE OVER 
TIME 

The most recent proposed distribution of growth for Brampton comes from the 
collaborative process with the Region of Peel aimed at extending the Regional Plan 
to 2041, adopting the Regional population forecasts contained in Amendment 2 to 

the Growth Plan and updating the local forecast distributions. 

The activity rates associated with this forecast are shown in Table 11 indicating a 
rise from current levels of just under 33% to over36% by 2031 and 37% by 2041. 

Table 11 

Forecast Activity Rate 
City of Brampton, 2011, 2031 and 2041 

Population Activity 
Forecast Year Total Census Employment Rate 

Proposed Peel 2011 541,600 523,900 172,100 32.9% 

Region 2031 833,000 806,000 296,000 36.7% 

Forecast 2041 919,000 889,000 329,000 37.0% 

Source: Statistics Canada Census of Canada for 2011 population and Statistics Canada National 
Household Survey for 2011 employment. 

Note:	 Activity rates are calculated using the Census population because the employment 
counts are based on the Census population, not the total population including net 
under-coverage. 

This forecast does not fundamentally change where Brampton lies in comparison to 
the GTAH average or in relation to other communities, as shown in Table 12. 

However, it is notable that the forecast shows most of the other communities and 

the GTAH overall with a small decline in activity rate from 2031 to 2041. This 

decline arises due to an aging population because, after 2031 the proportion of the 
population that is of working age begins to decline and so overall employment 
growth slows significantly. 
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Table 12 

Forecast Activity Rate
 
Selected GTAH Municipalities 2011, 2031 and 2041
 

Forecast 2011 2031 2041 

Brampton 32.9% 36.7% 37.0% 

Mississauga 63.7% 67.1% 64.3% 

Caledon 38.1% 44.8% 55.2% 

Peel 50.1% 51.4% 50.9% 

Toronto 58.5% 53.6% 52.1% 

York 47.0% 51.3% 51.9% 

Durham 34.9% 38.4% 37.4% 

Ha Iton 46.6% 49.0% 48.5% 

Hamilton 41.7%. 47.0% 46.2% 

GTAH 50.6% 50.2% 49.3% 

Largely because of the built and committed land use structure of Brampton there arc 
no achievable options available to substantially change the outcome of Brampton 
having a relatively low activity rate compared to most other large urban GTAH 
communities. In addition, there are some risks that the employment forecast may not 

be achieved. The growth outlook and risks can be best understood in terms of the 

major land-use based employment categories: 

The population-related employment at 2041 is likely to be in the about 
137,000. These jobs are mainly made up of retail, personal services, 
education, health and local government that provide services to Brampton's 
population. As well, this category includes work at home employment. 

There is little opportunity to substantially change this outlook since the jobs 
are directly related to the population within communities. And, in the case of 
Brampton, some of these jobs also provide services to residents of smaller and 
rural communities to the north. At the same time, there is little risk of not 
achieving the employment, as long as the population growth occurs. 

The ultimate capacity of the City of Brampton for employment land 
employment is about 140,000. This is based on maintaining all of the existing 
supply of land with little conversion to other uses and is based on 300 net ha 
of employment land being designated in the Heritage Heights area. 

As most of the lands are built or planned, it is doubtful that the employment 
land employment could be increased in Brampton. In theory, the amount of 
employment land in Heritage Heights could be higher than 300 ha, but this 
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would require the City to review the OPA 43 population and employment 
allocation. 

There are also risks associated with this forecast of employment land 
employment. The landowners in Heritage Heights have proposed only50 net 
ha of unconstrained employment land in their "Concept Plan" for the area. If 
their proposal were to prevail, the 140,000 forecast would need to be reduced 
by about 13,000 jobs. 

The other significant risk to the employment land employment forecast is 
that it is based on an average employment density of33 employees per net ha 
across the entire existing and planned land base. The 33 net ha is close to the 
average employment land employment density in the developed areas of the 
City today. The risk arises from new development. In recent years, the 
development of industrial-type buildings in BramWest has been dominated 
by distribution centres which are typically highly automated and have very 
few employees. Employment densities for these facilities may be one-third of 
the assumed density (or even less sometimes). Should development continue 
to be dominated by such facilities, Brampton may not be able to achieve the 
assumedemployment land employment in the forecast. 

The third employment category is major office employment, which is any 
employment occurring in free-standing office buildings of 1,860 m2 (20,000 
sq. ft.) or more. The forecasts are based on this employment quadrupling from 
about 12,000 today to about 45,000 to 50,000 by 2041. This is already a 
somewhat optimistic forecast, so there is little likelihood of Brampton being 
able to attract a higher levelof majoroffice growth. 

There are risks of not achieving this forecast as it is predicated on a major 
shift in the geography of the office market in Peel. While some shift is 
certainly occurring — the new Loblaw's and proposed Canon head offices are 
notable — achieving the forecast requires a significant further shift. The 
greater risk to the office forecast, however, lies in the relationship between 
the Downtown Toronto and suburban office markets. After more than two 

decades of the new office market concentrating in suburban locations, 
Downtown Toronto has returned to very high shares of GTAH office 
construction. If Downtown Toronto maintains this renewed office market 
dominance over the longer term, the suburban office employment forecasts, 
including Brampton's are not likely to be realised. 
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As a result, the long-term activity rate in Brampton is likely to be close to 37%, 
which is below most large urban communities. Because much of the City is already 
built and most of the remaining greenfield lands are already planned, there is little 
the City can do to substantially increase the anticipated activity rate. There are 
however some risks ofnot achieving the forecast level ofemployment. While many 
of these risks cannot be significantly influenced by the City, the one thing the City 
can do in the near future is to assure it maximizes its potential employment land 
employment in Heritage Heights by planning for the full 300 net ha assumed in the 
forecast. 
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V RECOMMENDATIONS AND EMPLOYMENT LAND 
POLICY DIRECTIONS FOR THE OFFICIAL PLAN 
REVIEW 

The analysis provided here calls for the retention of as much employment land as 
possible. These lands will not be needed to address the housing needs arising from 
the latest forecast. Additionally, ourassessment of the employment land supply has 
found that, provided 300 ha of employment land is designated in Heritage Heights, 
there is just enough employment land currently available to accommodate the 
growth in employment lands employment identified in the latest forecast. 

If lands planned for employment are lost to non-employment land uses they cannot 
be regained. Hence the pressure to redesignate employment land sites for residential 
uses should be resisted as land values dictate that residential sites will never be 

redesignatedfor employment purposes. It would also be verydifficult for Brampton to 
make up for any shortfall in employment lands employment with other types of 

employment. The forecast for major office employment is already somewhat 

optimistic given the major shift back to downtown Toronto office locations after a 

long period of suburban-dominated growth and the continued dominant positions of 

Mississauga and Markham within the 905 market area. It is our overall conclusion 

that the majority of the City's employment land supply should be retained for 

continued employment use. This conclusion should be a fundamental element to the 

upcoming evaluation of site specific requests for conversion from employment to 

other uses. 

As a result, for future decision making by the City, we have four key 

recommendations: 

•	 In preparing and approving the secondary plans in the Heritage Heights area, 

the City should designate a minimum of 300 net ha of industrial-type 

employment land, adjacent to the future GTA West Corridor and within the 

planned employment lands fronting Mayfield Road between Mississauga 

Road and Winston Churchill Blvd. These employment lands should be 
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separate from any commercial or mixed use lands that may be planned in the 
area. 

The Official Plan should be amended to revise the target for job growth in 
employment lands of between 70,000 and 90,000 between 2006 and 2031 to 
reflect a more realistic job target emerging from the current forecast in the 
order of 55,000 from an updated 2011 base year through to a new horizon 
year of 2041. 

In considering the specific employment conversion applications in a later 
part of the MCR work, the City should seek to minimize the conversion of 
employment lands. 

Finally, in the Official Plan review the City needs to consider where it can 
strengthen and clarify policies to reduce the opportunities for the conversion 

of employment lands to other uses that may be permitted within existing 
policy, and not requiring a conversion application. Two locations have been 
identified for policy revisionsof this type: 

o	 Policy 4.4.1.4. may be interpreted to permit a wide range of 
potentially conflicting land uses as some secondary plans which place 

Business Corridor designations at the edge of Residential designations 

may permit mixed commercial or residential uses; and 

o	 Many of the designated employment lands in the Bram East secondary 

plan have site specific retail permissions that are not evident from 

their employment designation. As well, policies related to the 

development of an office centre in Bram East need to be more clearly 

articulated. 

As the forthcoming work on the review of the employment land and retail 

policies in the Brampton Official Plan are conducted through 2015 there are 

likely to be other policies and specific locations that may need to be reviewed 

and clarified to assist the City in achieving its long term employment goals. 
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