Sustainable Urban Development Association (SUDA)

Re:
Greenfield Offsets for Intensification in Simcoe

SUDA notes that the Growth Plan under the Place to Grow Act is being amended to specify intensification and density minimum requirements for the County of Simcoe.  While we recognize that population and employment growth in Simcoe is inevitable, we stress the need to ensure that land consumption for urbanization be minimized as much as possible, for the long term security of Ontarians; both regionally and locally, reducing foodlands as populations grow is unsustainable.  Intensification should be maximized, and we do not recommend that the overall intensification rate of 40% and that greenfield development minimum of 50 residents and jobs be reduced for any of the local municipalities in Simcoe County. 

However, we can suggest a mechanism that enables reductions in intensification requirements if there is an offsetting increase in greenfield density above a minimum of 60 (sixty) residents and jobs per gross hectare.  The target of 50 residents and jobs per gross hectare for greenfield development is not a sustainable level; we point out the example of Mississauga, which is poorly designed and has a current overall density of about 45.

The intensification formula can be extended to include employment (jobs) as well as residential units, and can also be adjusted to use residential population instead of residential units.  It can also be variously applied across the County.

The example below illustrates the concept, and can be used for any number of “What if..?” inputs.  For example, if the Township of Ross plans for greenfield development (residential and non-residential) to be at a overall density of 70 residents and jobs per hectare, resulting in, say, 2,300 residents and jobs more than required at the greenfield threshold of 60, the intensification requirement of the Twp. of Ross that was based on 40% can be reduced by that same 2,400.

SUDA recognizes that small towns and townships may wish to preserve their historical local character/ambience, even though continued growth in low density fashion will subvert that goal.  Instead, thoughtful and significant intensification can enhance the character of these areas. 

We also suggest that new communities can be located at distances sufficient to maintain the rural/small town character of existing built-up areas, if that is considered important by the community.  SUDA stresses that all new communities – including residential uses and all but the 

most disruptive employment activities -- should be required, as a matter of course, to be high density and mixed use, such that daily needs and a high percentage of local jobs can be met conveniently by active transportation or by a public transit service.  (Perhaps you can imagine the example of the walkable nature and liveability of small European towns, surrounded by countryside.)  New communities should also be designed to be locally self-sufficient with regard to water supply and wastewater treatment, and for which the treatment technology exists. 
Pubic transportation connecting nodes of growth and development should be part of the development policies of the County of Simcoe.  Simcoe residents tend to travel more than those of large municipalities, on average, to get to their destinations, and it is important to reduce travel demand as much as possible, to minimize gasoline consumption, road expansions, parking requirements, and traffic-related public costs.  It is highly important to recognize that energy costs for transportation will become a very serious drain on the Simcoe economy – and a strain on households – well within current planning horizons.
In summary, minimum intensification and density requirements should not be reduced by the Province for local municipalities in Simcoe.  SUDA also urges Simcoe Council to recommend to the Ontario government that it implement SUDA’s suggested formula for reducing intensification targets if greenfield development exceeds a minimum of 60 residents and jobs per hectare.
(Note: a copy of the interactive file re this credit program is available by emailing mail@suda.ca.)
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Municipality:

 

Total Planned Population Growth 4,000 17,000

Via Intensification* 800 20% 6,800 40%

In Designated Greenfield Areas (DGA) 3,200 10,200

Total Planned Employment Growth 

(see note)

2,000 8,500

Via Intensification (note: no current requirement in legislation) 500 25% 2,833

In Designated Greenfield Areas (DGA) 1,500 5,667

Total Planned Growth Via Intensification

Total Planned Growth In DGAs

Designated Greenfield Area:

Gross no. of hectares - 2011-2014

Additional DGAs beyond 2014

Less significant natural heritage lands

Less lands held back from development

Net hectares to be urbanized 

Overall Planned Density for greenfield lands

60.0 60.0

0.0 10.5

Intensification Reduction**  

Revised Targets 2015 to 2031

Previous Targets (residential and non-residential)

Transfer

Revised Target

Designated Greenfield Area -  2015 to 2031

Revised Greenfield lands to be urbanized

Revised Overall Greenfield Density

  ( 70.5 X 225.0 )   Less  ( 60.0 X 225  )  = 2,367

Note: Employment component may need further refinement, to exclude noxious industrial uses from community environments.  

However, Office, retail and relatively benign industrial uses should remain as part of the density formula.

Excess density per hectare planned for greenfield lands

9,633

(2,367)

Intensification

residents and Jobs

* 40% is a minimum target beyond 2014.  For this credit program example, intensification is based on population, not 

residential units.
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500 100

Intensification offset Threshold  (Density on Greenfield Lands)

15,867
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0

Input into yellow areas only

** Overall planned density on X net hectares to be urbanized, less threshold density of net hectares to be urbanized. In this 

case, for 2015-2031:

300 100

70.5 47.0

2,367

D R A F T

Township of Ross
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																										Input into yellow areas only

						Municipality:				Township of Ross

																										2011-2014				2015-2031

						Total Planned Population Growth																				4,000				17,000

						Via Intensification*																				800		20%		6,800		40%

						In Designated Greenfield Areas (DGA)																				3,200				10,200

																										2,000				8,500

						Via Intensification (note: no current requirement in legislation)																				500		25%		2,833

						In Designated Greenfield Areas (DGA)																				1,500				5,667

						Total Planned Growth Via Intensification																				1,300				9,633

						Total Planned Growth In DGAs																				4,700				15,867

						Designated Greenfield Area:

						Gross no. of hectares - 2011-2014																				500				100

						Additional DGAs beyond 2014																								250

						Less significant natural heritage lands																				300				100

						Less lands held back from development																				100				25

						Net hectares to be urbanized																				100				225

						Overall Planned Density for greenfield lands																				47.0				70.5

						Intensification offset Threshold  (Density on Greenfield Lands)																				60.0				60.0

						Excess density per hectare planned for greenfield lands																				0.0				10.5

						Intensification Reduction**																				0				2,367

						Revised Targets 2015 to 2031																				Intensification				Greenfield

						Previous Targets (residential and non-residential)																				9,633				15,867

						Transfer																				(2,367)				2,367

						Revised Target																				7,267				18,233

						Designated Greenfield Area -  2015 to 2031																								225

						Additional hectares to accommodate transfer (maximum)																								34

						Revised Greenfield lands to be urbanized																								259

						Revised Overall Greenfield Density																								70.5

						* 40% is a minimum target beyond 2014.  For this credit program example, intensification is based on population, not residential units.

						** Overall planned density on X net hectares to be urbanized, less threshold density of net hectares to be urbanized. In this case, for 2015-2031:

								(		70.5		X		225.0		)   Less  (		60.0		X		225		)  =		2,367		residents and Jobs

						Note: Employment component may need further refinement, to exclude noxious industrial uses from community environments.  However, Office, retail and relatively benign industrial uses should remain as part of the density formula.
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