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BACKGROUND:

Municipalities are required by the Planning Act to review their official plan to ensure the
document has regard to matters of provincial interest and is consistent with the Provincial
Policy Statement. Additionally, the review must conform to the County Official Plan and
reflect current circumstances. To meet these requirements, the Municipality of Thames
Centre carried out a General Official Plan Update.

Amendment No. 27 to the Thames Centre Official Plan aims to incorporate the findings
of the General Official Plan Update. The proposed changes would address matters of
provincial interest, address the 2020 Provincial Policy Statement, align with the County
Official Plan (including Amendment No. 3 as approved and modified by the Province),
update population and housing projections, provide enhanced direction concerning
medium, and high density residential development, include additional residential unit,
garden suite, and housing for farm labour policies, and minor updates to the land use and
mapping schedules.

County Council has the authority to approve locally adopted official plan amendments on
behalf of the Province. This report summarizes the planning policy context and provides
a planning recommendation for Council as the Approval Authority. Additionally, this report
contains a copy of Amendment No. 27, recommended modifications, a local planning
report, and correspondence received by the County concerning the Amendment. This
report recommends approval of Amendment No. 27 subject to modifications.

ANALYSIS:

The Municipality initiated the General Official Plan Update process in 2021 and concluded
the local process with the adoption of Amendment No. 27 in August of 2022. The
Municipality’s process included an open house, public meeting, the completion of several
discussion papers and planning reports in an iterative planning process. Following
adoption, Amendment No. 27 was submitted to the County as the Approval Authority



however the processing was impacted by the Provincial review of County Official Plan
Amendment No. 3.

Agency / Ministry / Public Comments

As part of the County's review, an agency / ministry circulation was conducted. Overall,
there were only a few comments received during this circulation, and the majority of these
comments were addressed, considered, or led to recommended modifications,
particularly taking into account the input from the Chippewas of the Thames First Nation.
It is noted that most agencies did not raise concerns.

During the local planning process conducted by the Municipality, a significant amount of
public input was received. The feedback varied, with some expressing concern that there
was too much growth occurring, while others felt that insufficient growth was being
accommodated and requested that lands be added to the settlement areas of Dorchester
and Thorndale. Additional comments were provided in relation to PPS and County Official
Plan compliance, housing affordability, community character, phasing policies, climate
change mitigation, cycling, and further property specific input. The County received one
public submission directly that is attached, and which generally reflects the input received
during the local process.

Policy Review

The Planning Act requires that municipalities have regard to matters of provincial interest,
as set out in Section 2 of the Act. These include the protection of agricultural resources,
the orderly development of safe and healthy communities, the adequate provision of a full
range of housing, and the appropriate location of growth and development, among other
matters.

The 2020 Provincial Policy Statement (PPS) sets out the government's land use planning
policies that must be considered when municipalities update official plans. The broad
objectives of the PPS include sustainable development, land use compatibility, protection
of resources, support for infrastructure, responsible growth management, heritage
conservation, and the protection of public health and safety. The PPS directs new growth
to settlement areas where full municipal services, appropriate land use patterns, and a
mix of land uses can be provided. The PPS seeks to avoid impact on agricultural and
natural heritage resources.

The County Official Plan (including Amendment No. 3 as approved and modified by the
Province) directs and guides land use policy on a broad basis and does not address, in
any great detail, those planning matters which are better dealt with by local official plans.
Local official plans are intended to complement the County Official Plan by providing more
detailed strategies, policies, and land use designations. The County Official Plan sets out
a growth management hierarchy which directs new development to settlement areas fully
serviced by municipal water and sewage services as a means of protecting agricultural,
aggregate, and natural heritage resources.



It is my opinion that Amendment No. 27 subject to recommended modifications satisfies
the planning policy tests.

Proposed Modifications

Following acceptance of Amendment No. 27, County Planning staff identified
recommended revisions aimed at enhancing clarity, improving the comprehension of
policies, rectifying minor typographical errors, and ensuring alignment with provincial
policies and changing provincial legislation. A few modification requests were received
during the agency / ministry circulation process, including feedback from the Chippewas
of the Thames First Nation. In addition, several modifications are recommended to ensure
that the Municipality’s Official Plan continues to reflect already approved local official plan
amendments.

It's noteworthy that the adoption of Amendment No. 27 took place prior to the approval of
Amendment No. 3 to the County Official Plan by the Province. This necessitated an
additional review to ensure conformity with the changes introduced by the Province.
Municipal staff have reviewed the proposed modifications (attached) and are in
agreement with the recommended modification with the following exception.

At the outset of the process, it was determined that sufficient lands were designated for
development to address projected needs up to a 25-year timeframe without the
designation of additional lands. As such, the Municipality undertook a General Official
Plan Update but did not undertake a Municipal Comprehensive Review for the expansion
of settlement areas. Amendment No. 27 as adopted did however add a 20-hectare
property to an area of employment (see Figure One attached to recommended
Modifications).

The subject lands are a strong candidate for employment uses by virtue of their location
at a Highway 401 Interchange surrounded by lands designated / under development for
employment uses, and because they were previously (prior to a 2015 decision)
designated for non-agricultural uses. In order to designate such lands, the PPS requires
a demonstration of need through a comprehensive review for a 25-year planning horizon
which at this time has not been met. Having said that, the Province has signaled a
potential changing planning framework in the coming months for dealing with employment
lands and therefore it is recommended that a decision be deferred for the subject lands.
This would allow Amendment No. 27 to otherwise proceed and also allow the subject
lands to be considered for employment uses if the Province changes the planning
framework without having to re-initiate a planning process.

Conclusion

Based on the above, it is my opinion that Amendment No. 27 subject to recommended
modifications has regard for matters of provincial interest, is consistent with the Provincial
Policy Statement, conforms to the intent and purpose of the County Official Plan and



represents good land use planning. | am therefore recommending approval of
Amendment No. 27 subject to modifications.

FINANCIAL IMPLICATIONS:

The budget expense related to the provincially delegated Approval Authority responsibility
for local official plans is offset, to an extent, through the collection of application fees
although fees are not collected for municipally initiated official plan amendments such as
this. The approval of development and the accompanied community growth has indirect
long-term financial implications.

ALIGNMENT WITH STRATEGIC FOCUS:

This report aligns with the following Strategic Focus, Goals, or Objectives:

Strategic Goals Objectives

Focus

Strengthening Encourage a e Support opportunities to create a

Our Economy diverse and robust stronger and sustainable agricultural
economic base sector

throughout the e Create an environment that enables the
/\/ county attraction and retention of businesses,
D.[I.Dﬂ talent, and investments
e Support the development and prosperity
of downtown core areas in Middlesex
County

RECOMMENDATION:

THAT Amendment No. 27 to the Thames Centre Official Plan be approved with
modifications and that staff be directed to circulate a Notice of Decision as required by
the Planning Act, and that the Notice of Decision indicate that Middlesex County
considered all written submissions received on this application; the effect of which
helped to make an informed recommendation and decision.

Aftachments



	BACKGROUND:
	ANALYSIS:
	FINANCIAL IMPLICATIONS:
	ALIGNMENT WITH STRATEGIC FOCUS:
	RECOMMENDATION:

