
THE CORPORATION OF THE CITY OF BRAMPTON 

BY-LAW 
Number ___ 15_1_-_9_1 _____ _ 

To adopt Amendment Number ~ 
and Amendment Number ~A to 
the Official Plan of the city 
of Brampton Planning Area 

The council of The Corporation of the City of Brampton, in 

accordance with the provisions of the Planning Act, 1983, 

hereby ENACTS as follows: 

1. Amendment Number 205 and Amendment Number ~A to the 

Official Plan of the City of Brampton Planning Area, are 

hereby adopted and made part of this by-law. 

2. The Clerk is hereby authorized and directed to make 

application to the Minister of Municipal Affairs for 

approval of Amendment Number ~ and Amendment Number~A 

to the Official Plan of the City of Brampton Planning 

Area. 

READ a FIRST, SECOND and THIRD TIME and PASSED, in OPEN 

COUNCIL, 

this 15th day of July 1991. 
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AMENDMENT NO. 205 and 205A 

TO THE 

OFFICIAL PLAN FOR THE 

CITY OF BRAMPTON 

This Amendment No. 205 AND 205A to the Official Plan 
for the City of Brampton which was adopted by the 
Council of the Corporation of the City of Brampton is 
hereby modified as follows: 

1. Page 6, section 3.2 (5), the second sentence of 
the second paragraph is modified by deleting the 
words "in excess of 100 dwelling units" so that 
sentence now reads: 

"To this end, proponents of development projects 
shall demonstrate to the City that a reasonable 
attempt has been made to supply a minimum 25 
percent of the total number of dwelling units 
within the project as affordable housing as 
defined and in accordance with the Province of 
ontario's Housing Policy statement." 

2. Page 9, section 3.2 (10), is modified by adding a 
new sentence to the end of section 9.1.30: 

"The limit of the valley lands will be determined 
in the field to the satisfaction of the Credit 
Valley Conservation Authority and the City of 
Brampton." 

3. Page 12, section (12), is modified by replacing 
"11.1.6" with "11.1.7". 

As thus modified, this amendment is hereby approved 
pursuant to sections 17 and 21 of the Planning Act, 
1983. 

Diana L. 
Director 
Plans Administration Branch 
Central and Southwest 
Ministry of Municipal Affairs 
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THE CORPORATION OF THE CITY OF BRAMPTON 

BY-LAW 
Number __ l_5_1_-_9_1 _____ _ 

To adopt Amendment Number ~ 
and Amendment Number ~A to 
the Official Plan of the City 
of Brampton Planning Area 

The council of The Corporation of the City of Brampton, in 

accordance with the provisions of the Planning Act, 1983, 

hereby ENACTS as follows: 

1. Amendment Number 205 and Amendment Number ~A to the 

Official Plan of the City of Brampton Planning Area, are 

hereby adopted and made part of this by-law. 

2. The Clerk is hereby authorized and directed to make 

application to the Minister of Municipal Affairs for 

approval of Amendment Number ~ and Amendment Number~A 

to the Official Plan of the City of Brampton Planning 

Area. 

READ a FIRST, SECOND and THIRD TIME and PASSED, in OPEN 

COUNCIL, 

this 15th day of July 1991. 
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1.0 PURPOSE 

AMENDMENT NUMBER 205 
and 

AMENDMENT NUMBER 205 A 

TO THE OFFICIAL PLAN 

OF THE CITY OF BRAMPTON 

The purpose of this amendment is to redefine the development 

concept contained within the Fletchers Creek South Secondary 

Plan for certain properties within the southwest quadrant of 

Steeles Avenue and Hurontario Street. This amendment will 

also adjust the housing mix and density targets for dwelling 

units within the Fletchers Creek South Secondary Planning 

Area. section 5.4 of the Secondary Plan, which identifies 

site specific high density residential developments approved 

by previous official plan amendments, is being reorganized 

as a housekeeping matter in this amendment to The Fletchers 

Creek South Secondary Plan. 

2.0 LOCATION 

The lands subject to this amendment comprise a total area of 

approximately 26.8 hectares (66.2 acres) located in the 

southwest quadrant of Steeles Avenue and Hurontario Street, 

being part of Lot 15, Concession 1, W.H.S., in the 

geographic Township of Toronto, now in the City of Brampton. 

The lands subject to this amendment may be more specifically 

described as Lots 3 to 18, both inclusive, of Registered 

Plan 347, Block 6 of Plan 43M-762 and part of the west half 

of Lot 15, Concession 1, W.H.S. in the geographic Township 

of Toronto. 

3.0 AMENDMENTS AND POLICIES RELATIVE THERETO 

3.1 Amendment Number 205 

The document known as the Official Plan of the City of 

Brampton Planning Area is hereby amended: 

(1) by changing, on Schedule 'A' GENERAL LAND USE 

DESIGNATIONS thereto, the land use designations of the 

lands shown outlined on Schedule A to this amendment 

from RESIDENTIAL to COMMERCIAL and from INSTITUTIONAL 

to RESIDENTIAL; 
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(2) by adding, to Schedule 'F' COMMERCIAL thereto, a 

HIGHWAY and SERVICE COMMERCIAL designation and a 

SPECIALTY OFFICE and SERVICE COMMERCIAL designation in 

the locations shown on Schedule B to this amendment; 

(3) by deleting from Table 1 in Section 2.1.1.4 thereof, 

the column entitled Area 13, HOUSING MIX AND DENSITY 

FOR NEW RESIDENTIAL DEVELOPMENT AREAS, and substituting 

there for the -following column entitled Area 13: 

"Housing Types Mix 

Percent "Single Family 

Density" Types 

Percent "Semi-Detached 

Density" Types 

Percent "Townhouse Density" 

Types 

Percent "Cluster Housing and 

Apartment Density" Types 

Maximum Gross Residential Density 

units per hectare 

(Units per acre) 

Area 13 

20-30% 

10-20% 

10-20% 

40-50% 

32.1 

(13.0)" 

(4) by adding, to the list of amendments pertaining to 

Secondary Plan Area Number 24 and set out in the first 

paragraph of section 7.2.7.24 thereof, Amendment Number 

205 A. 

3.2 Amendment Number 205 A: 

The document known as The Consolidated Official Plan of the 

City of Brampton Planning Area, as it relates to the 

Fletchers Creek South Secondary Plan (being Amendment Number 

61 to the Consolidated Official Plan, as amended), is hereby 

further amended: 
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(1) by changing on Plate 43 (being Schedule A to Amendment 

Number 61 to the Consolidated Official Plan) thereto, 

the land use designations on the lands shown outlined 

on Schedule C to this amendment and numbered 1 through 

8 inclusive, from the existing land use designations 

set out in the centre column (Existing Designation) of 

Table 3.2 to the new land use designation indicated in 

the right-hand column (New Designation) of Table 3.2: 

Number Reference 
on Schedule C 

1 

2 

3 

4 

5 

6 

7 

8 

TABLE 3.2 

Existing Designation 

Residential - High 
Density 

Residential - Low 
and Medium Density 
and/or Parkette 

Residential - Low 
and Medium Density 
Neighbourhood Park 

Neighbourhood Park 

Institutional 

Institutional 

Institutional 

Parkette 

New Designation 

commercial -
Specialty Office 
and Service 
commercial 

Residential -
High Density 

Neighbourhood 
Park 

Residential -
Low and Medium 
Density 

Residential -
High Density 

Residential -
Low and Medium 
Density 

Parkette 

Residential -
Low and 
Medium Density 
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(2) by deleting therefrom, TABLE 1 in Section 5.2 thereof, 

and substituting therefor the following: 

TABLE 1 

Housing Type % of Total Dwellings 

Single Family Density Types 20-30% 

Semi-Detached Density Types 10-20% 

Townhouse and Medium Density 10-20% 

Types 

Cluster Housing and Apartment 

Density Types 

40-50% 

(3) by deleting, section 5.3, as amended thereof and 

substituting therefor the following new subsection: 

"5.3 The maximum gross residential density for the 

Fletchers Creek South Area is 32.1 units per 

gross residential hectare (13.0 units per gross 

residential acre)." 

(4) by deleting, Section 5.4, as amended and Section 5.4.1 

thereof and substituting there for the following new 

sUbsection: 

"5.4 The net density (dwelling units per net 

residential area as defined in Section 3.0) for 

Apartment - High Density development shall not 

exceed 100 units per hectare (40.5 units per 

acre) except in the following instances: 

5.4.1 The residential high density designation 

located on the east side of Highway Number 10 

(Hurontario Street) bounded by collector roads 

on three sides and a neighbourhood park to the 

south, may have a maximum net residential 

density of 113.2 units per hectare (45.8 units 

per acre) provided that the total number of 

dwelling units within the subject development 

does not exceed 198 units. 
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The residential high density designation 

located on the north side of Sir Lou Drive, 

approximately 180 metres (590 feet) west of 

Highway Number 10 (Hurontario Street) and 

bounded on the west and north by institutional 

designations, may have a maximum net 

residential density of 170.5 units per hectare 

(69.0 units per acre) provided that the total 

number of dwelling units within the subject 

development does not exceed 106 units. 

The residential high density designation 

located west of Highway Number 10 (Hurontario 

street) at the northwest corner of the McMurchy 

Street Extension (Malta Avenue) and the 

collector road (Ray Lawson Boulevard) which 

crosses the Fletchers Creek, bordered on the 

west by Hazard Lands and on the north by a 

senior public school site, may have a maximum 

net residential density of 154.8 units per 

hectare (62.6 units per acre) provided that the 

total number of dwelling units within the 

subject development does not exceed 870 units. 

The residential high density designations in 

the area bounded by Steeles Avenue, Highway 

Number 10 (Hurontario Street), the north leg of 

the collector ring road (sir Lou Drive) west of 

Highway Number 10 and the Fletchers Creek 

Valley, with the exception of the Peel Non­

Profit high density residential site as 

described in section 5.4.2 above, may be 

developed at maximum net residential densities 

of 160.6 units per hectare (65.0 units per 

acre) provided that proponents of development 

projects submit for the approval of the City, 

development concepts illustrating how such 

projects will incorporate superior 

architectural design and elements resulting in 

an attractive, built urban form." 
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(5) by deleting section 5.5 thereof and substituting 

there for the following new sUbsection: 

"5.5 Affordable Housing 

City council "shall give consideration to 

innovative housing designs, particularly those 

which offer improved efficiency or alternative 

forms of heating, reduced municipal 

expenditures or lower costs to purchasers." 

within the area bounded by Steeles Avenue, 

Highway Number 10 (Hurontario street), the 

north leg of the collector ring road (Sir Lou 

Drive) west of Highway Number 10 and the 

Fletchers Creek Valley, City Council shall 

provide the opportunity for the provision of 25 

percent affordable housing in accordance with 

the intent of Provincial policy Statement, Land 

Use Planning for Housing. To this end , 

proponents of development projects in excess of 

100 dwelling units shall demonstrate to the 

City that a reasonable attempt has been made to 

supply a minimum 25 percent of the total number 

of dwelling units within the project as 

affordable housing as defined, and in 

accordance with the Province of Ontario's 

Housing Policy statement. Not all development 

projects will necessarily need to provide an 

affordable housing component as the desired 25 

percent proportion will be evaluated on the 

basis of all dwelling units constructed within 

the area described above. 

(6) by adding, to section 5.0 RESIDENTIAL POLICIES thereof, the 
following new sUbsection: 

"5.16 The low and medium density residential 

designation on the east side of the McMurchy 

Avenue Extension (Malta Avenue) in Registered 

Plan 347, south of the east/west collector 

road, between the McMurchy Street Extension and 

Highway Number 10 (Hurontario Street), shall be 

developed for medium density housing types 

only." 
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(7) by adding, to section 6.8 SPECIALTY OFFICE - SERVICE 

COMMERCIAL thereof, the following new sUbsections: 

"6.8.5 The Specialty Office - Service Commercial 

designation on the ~est side of Highway Number 

10 (Hurontario Street), just south of Steeles 

Avenue and located on the north and south side 

of the east/west collector road shall be 

developed primarily for office purposes, 

subject to the following development 

principles: 

(i) total office space will be permitted at 

a maximum floor space index of 1.0 times 

the lot area; 

(ii) ancillary (retail) commercial uses shall 

no~ exceed 10 percent of the total gross 

floor area; 

(iii) shall not be permitted access to 

Hurontario Street; access will be 

obtained via the east/west collector 

street which will only have a right­

in/right-out intersection with 

Hurontario Street; 

(iv) development of the office commercial 

blocks shall be phased relative to the 

completion of the internal road network, 

particularly the road sections comprised 

of the north/south internal gate off 

Steeles Avenue opposite the entrance to 

Shoppers World and the east/west 

collector road that terminates in a 

right-in/right-out intersection with 

Hurontario Street; and 

(v) the city has the option to review, 

approve and refuse development 

applications or phase the construction 

of office commercial blocks relative to 

the extent of land assembly, parcel size 

~ and relationship to abutting properties 

in the interests of comprehensive 

redevelopment. 
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The development of the Specialty Office -

Service Commercial designations in the 

Fletchers Creek South Area, east of McLaughlin 

Road, shall be limited to the construction of a 

maximum 83610 square metres (900,000 square 

feet) of new additional office space (after 

"January 1 of 1991) until the McMurchy Street 

Extension (Malta Avenue) is completed north to 

Steeles Avenue. Once the McMurchy Street 

Extension (Malta Avenue) is completed through 

to Steeles Avenue, new office construction in 

the Fletchers Creek South Secondary Plan Area 

east of McLaughlin Road may exceed the maximum 

83610 square metres of office space. This 

limitation of office space shall be recognized 

in further development agreements involving 

developments with an office component in the 

Fletchers Creek South Secondary Plan Area, east 

of MCLaughlin Road." 

(8) by adding, to section 7.0 HIGHWAY NUMBER 10 POLICIES 

thereof, the following new sUbsections: 

"7.6 The intersection of the east/west collector road with 

Highway Number 10 (Hurontario Street) immediately south 

of Steeles Avenue and west of Highway Number 10, shall 

be restricted to right-in and right-out turns only. 

Left-hand turning movements shall not be permitted at 

this intersection and direct access to Highway Number 

10 for the office commercial blocks abutting the 

subject east/west collector road shall not be 

permitted. 

7.7 All properties within the area bounded by Steeles 

Avenue, Highway Number 10 (Hurontario Street), the 

north leg of the collector ring road (Sir Lou Drive) 

west of Highway Number 10 and Fletchers Creek Valley 

shall, as a condition of development approval, 

contribute on a fair share, equitable basis to the 

total costs for streetscape improvements and 

landscaping undertaken through the City's gateway 

improvement program for Hurontario Street south of 

Steeles Avenue." 
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(9) by deleting, Section 8.2 as amended thereof and substituting 

therefor the following new subsection: 

"8.2 The Institutional designation on the west side of 

Highway Number 10 (Hurontario Street) is intended 

primarily for community service facilities. 

Development access to the collector ring road will be 

strictly controlled by the site plan approval process." 

(10) by adding to section 9.1 PUBLIC OPEN SPACE POLICIES thereof, 

the following new sUbsections: 

"9.1.30 

9.1.31 

9.1.32 

As a condition of development approval for the 

lands situated east of the Fletchers Creek 

Valley in Part of the west Half of Lot 15, 

Concession 1, W.H.S. (Sheridan College) in the 

geographic Township of Toronto, the valleylands 

associated with Fletchers Creek shall either be 

conveyed to the City in accordance with city 

policy or made available for public access 

through a long term lease agreement between the 

City and Sheridan College, in a form 

satisfactory to the city. The acquisition of 

these lands will substantially complete the 

City's linear park system associated with the 

Fletchers Creek Valley. 

As a condition of development approval for 

lands situated within the area bounded by 

Steeles Avenue, Highway Number 10 (Hurontario 

street), the north leg of the collector ring 

road (sir Lou Drive) west of Highway Number 10 

and the Fletchers Creek Valley, land owners 

shall contribute to the total costs for the 

construction of a future grade separated 

pedestrian walkway at Steeles Avenue and the 

Fletchers Creek Valley. 

The neighbourhood park designated in the area 

bounded by Steeles Avenue, Highway Number 10 

(Hurontario street), the north leg of the 

collector ring road (Sir Lou Drive) west of 
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Highway Number 10 and the Fletchers Creek 

Valley will be approximately 2.0 hectares (5.0 

acres) in size and the designated parkette 

within the same area will be approximately 0.8 

hectares 2.0 acres) in size. 

The City shall consider the necessity of 

providing on-site recreational and/or day care 

facilities in medium and high density 

residential developments and may require 

proponents of development projects to provide 

such facilities to ensure that community needs 

are fulfilled." 

(11) by adding, to section 10.0 TRANSPORTATION POLICIES thereof, 

the following new sUbsection: 

"10.6 

10.6.1 

Conditions of Development Approval Pertaining 

to Transportation Matters 

As conditions of development approval for lands 

situated within the area bounded by Steeles 

Avenue, Highway Number 10 (Hurontario Street), 

the north leg of the collector ring road (Sir 

Lou Drive) west of Highway Number 10 and the 

Fletchers Creek Valley, land owners shall 

construct or financially contribute to the 

following transportation related matters: 

(i) road improvements necessary as a result 

of development including the installation 

of traffic signals at the intersections 

of Steeles Avenue/McMurchy Street 

Extension (Malta Avenue) and Steeles 
Avenue/north-south internal gate 

(opposite south entrance to Shoppers 

World); 

(ii) a raised centre median on Hurontario 

Street to enforce right-in/right-?ut 

traffic movements for the proposed 

east/west collector road, south of 

Steeles Avenue; 
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(iii) future pedestrian grade separation at 

Steeles Avenue and the Fletchers Creek 

Valley; 

(iv) streetscape improvements and landscaping 

undertaken through the city's gateway 

improvement program for Hurontario 

street south of Steeles Avenue; and 

(v) the cost of a traffic study-entitled 

Traffic Impact Analysis of Secondary 

Plan Area 24, Southwest Quadrant Steeles 

and Hurontario conducted by BA 

Consulting Group in Fall 1989 - spring 

1990 for the City of Brampton. The 

appropriate land owners within the 

subject area will reimburse the City at 

a rate of $310.00 per acre, excluding 

any low density residential, parkette 

and neighbourhood park designations. The 

funds collected by the City will be 

returned to the land owners (Tupperville 

Holdings Inc., Tri-green Developments 

and Steeles and Highway 10 Associates) 

that assumed the initial cost of the 

relevant traffic study in the 

appropriate proportional allocations. 

For the lands situated within the area bounded 

by Steeles Avenue, Highway Number 10 

(Hurontario Street), the north leg of the 

collector ring road (Sir Lou Drive) west of 

Highway Number 10 and the Fletchers Creek 

Valley, the following transportation related 
conditions of development approval will be 

imposed and implemented by the means of 

development agreements and site plan approvals: 

(i) that any development project may be 

phased relative to the completion of the 

internal road network and the ability of 

both Steeles Avenue and Highway Number 

10 (Hurontario Street) to adequately 

accommodate the traffic generated by any 

development. 
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(ii) that no direct access to Highway Number 

10 (Hurontario street) will be provided 

to the office commercial blocks on the 

west side of Hurontario street south of 

Steeles Avenue within the study area. 

These office blocks will be serviced by 

the internal east/west collector road 

which has only a right-in/right-out 

access with Hurontario street, just 

south of Steeles Avenue. The developers 

of the office blocks will be required to 

financially contribute to or construct a 

raised centre median on Hurontario 

street to enforce the right-in/right-out 

movements." 

(12) by adding to section 11.0 MAJOR PUBLIC UTILITIES POLICIES 

thereof, the following new subsection: 

"11.1.6 To further ensure that best management 

practices are implemented in conjunction with 

any stormwater management plan, the City may 

require an individual proponent or group of 

development proponents to submit for the 

approval of the City, in consultation with the 

appropriate Conservation Authority, a site 

and/or area specific stormwater'management 

report detailing existing and future drainage 

conditions and management practices. Such site 

or area specific stormwater management reports 

may be required as a condition of development 

approval." 

4 • 0 IMPLEMENTATION AND INTERPRETATION 

The provisions and policies of Chapter A21 to the 

Consolidated Official Plan and Chapter 7 to the City of 

Brampton Official Plan shall apply to the 

implementation and interpretation of this amendment. 

10/89/fletchersOPA/CB 
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BACKGROUND MATERIAL TO 

AMENDMENT NUMBER 205 
AND 

AMENDMENT NUMBER 205 A 

Attached are copies of planning reports, dated February 16, 1989, 

February 28, 1989, May 18, 1989, June 5, 1990 ,June 22, 1990 and 

June 13, 1991 and the notes of Public Meetings held on April 5, 

1989 and July 4, 1990 after notification in the local newspapers 

and the mailing of notices to assessed owners of property within 

120 metres of the subject lands. 

The following written submissions were also received with respect 

to this Official Plan Amendment: 

Region of Peel Public Works 

BA Consulting Group 

Frankel and Associates 

Gambin Associates 

Glen Schnarr and Associates 

City South Limited 

April 5, 1990 

May 8, 1990 

June 27, 1990 

June 5, 1989 

September 27, 1989 

November 9, 1989 

September 10, 1990 

October 29, 1990 

December 20, 1990 

Hugh Thompson Associates Inc. February 11, 1991 
" 

Sheridan College of Applied 

Arts and Technology 

10/89/fletchersOPA 

March 11, 1991 

April 1, 1991 

April 2, 1991 
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TO: 

FROM: 

~" : 

INTER-OFFICE MEMORANDUM 

Office of the Commissioner of Planning & Development 

The Chairman and Members of 
Planning Committee 

February 16, 1989 

Planning and Development Department 

RE: Southwest Quadrant Steeles ~nd Hurontarip Street 
Part of Lot 15, Concession 1, W.H.S. 
(former Township of Toronto) 
FLETCHERS CREEK SOUTH SECONDARY PLAN 
Our FiJe Number: SP24 

1.0 INTRODUCTION 

The majority of the Fletchers Creek South Secondary Plan Area 

(SP24) has been developed or is currently under development. 

One portion of the secondary plan area which is an excep~ion 

to this trend is the southwest quadrant (50 acres) of Steeles 

Avenue and Hurontario Street. This area was previously 

subdivided into 18 lots (8-5 acre lots, 10-1 acre lots) by 

Registered Plan 347 in October of 1947. Since the land 

ownership pattern on this 50 acres is highly fragmented and 

servicing has generally progressed from the south, it will be 

the last significant land mass to be developed in the 

Fletchers Creek South Secondary Plan Area. 

The city is in receipt of, and processing, three development 

applications in the vicinity of Hurontario Street and Steeles 

Avenue. These include: 

1. Tri-Green Developments (M. Finer) - T1W15.11 for 783 

high density residential units on Lots 11, 12 and 13, 

Plan 347; 
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2. 756277 ontario Limited - T1W15.18 for 240 high density 

residential units on Block 6, Plan 43M-762; and, 

3. Tupperville Holdings Limited - T1W15.19 for 56,500 square 

feet of office uses including ancillary, ground floor retail 

on Lots 4, 5 and 6, Plan 347. 

Figure 1 attached illustrates the location of the above three 

development applications. 

. ~ ... ~ 

For a variety of reasons, it has been very difficult to establish 

a firm development pattern for this area. Specifically, the 

following observations indicate the difficulties encountered 

relative to pending development in the area: 

1. at their meeting of July 18, 1988, city Council referred the 

Tri-Green (~iner) application back to staff for further 

consideration subsequent to the presentation of a negatiye 

report; 

2. 756277 ontario Limited is an application for residential 

condominiums on a site designated and zoned for office uses; 

3. Tupperville Holdings Limited is an application for office 

uses on a site designated for high density residential uses; 

4. lack of an appropriate and functional internal road pattern 

to service development of the area with related issues of 

access to Hurontario Street and Steeles Avenue; 

5. the definition of a suitable site for a neighbourhood park 

designated in the Fletchers Creek South Secondary Plan; and, 
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6. a continuing trend towards a percentage of high density 
\ 

dwelling units which is disproportionate with the housing ~ix 

specified in the Fletchers Creek South Secondary Plan. 

The purpose of this report is to attempt a resolution of these 

difficulties and to arrive at a suitable development concept for 

the southwest quadrant of Steeles Avenue and Hurontario Street. 

Staff are seeking Pr~nning Committee's reaction to, and 

endorsement of this concept. 

2.0 Existing Official Plan 

Figure 2 attached illustrates the current official plan 

designations for the southwest quadrant of Steeles Avenue and 

Hurontario Street. Designations include: 

o highway commercial - gas bar at Steeles/Hurontario; 

o low and medium density residential - approximately 300 

units; 

o high density residential - approximately 750 units; 

o neighbourhood park - 3 to 4 acres: 

o 2 parkettes - 1 to 2 acres - Tri-Green property and west 

side of McMurchy Avenue Extension; and, 

o collector road - McMurchy Avenue Extension (Malta Avenue) . 

Other policies in the Fletchers Creek South Secondary Plan also 

relate to development in the area of the southwest quadrant of 

Hurontario Street and Steeles Avenue including: 

o net density for high density residential development shall 

not exceed 40 units per acre: 

o designated lands in the southwest quadrant which are 

presently in small holdings will be assembled into parcels 

which will ensure comprehensive redevelopment: 
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o lands abutting Highway Number 10 (Hurontario) shall be 

developed to create a high quality, harmonious and 

attractive "Gateway to Brampton"; and, 

o where possible, existing accesses onto the Highway will be 

replaced by alternate accesses from internal roads in the 

process of development or redevelopment. 

3.0 Discussion 

In examining long term development for the subject area, this 

section will proceed through discussions relating to the proposed 

road pattern for the area, housing mix in the secondary plan area 

and the proposed land use concept for the southwest quadrant of 

Steeles Avenue and Hurontario street. 

3.1 Proposed Road Pattern 

An internal road pattern to provide access for development 

within the subject area was discussed at length with the 

Public Works Department. The desired road pattern 

indicated on Figure 3 at~ached is the result of these 

discussions. The internal road would possess a right-of­

way width of 23 metres (75 feet) curving between Hurontario 

street and the McMurchy Avenue Extension (Malta Avenue). A 

gate street with a 30 metre (90 foot) right-of-way width 

would extend north from the 23 metre right-of-way, 

primarily through Lot 13 of Plan 347 (Tri-Green parcel), to 

intersect with Steeles Avenue approximately 330 metres 

(1080 feet) west of Hurontario street, opposite an entrance 

to Shoppers World. The internal road would intersect with 

Hurontario Street at Lots 6 and 7 of Plan 347 approximately 

210 metres (690 feet) south of Steeles Avenue and curve 

west to intersect at approximatel'y the mid-poin.t of a 

reverse curve on the McMurchy Avenue Extension (Malta 
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Avenue). The gpte intersection with Steeles Avenue at the 

Shoppers World entrance would be a full movement, 

signalized intersection while the Hurontario Street 

intersection would be restricted to right "in/right out 

turns only. 

Although a full movement intersection was considered on 

Hurontario St;~et, a number of elements~ favoured the 

desired road pattern as indicated on Figure 3 attached. 

These elements include the following .Gonsiderations: 
" '. 

o the reverse curve on the McMurchy Avenue Extension 

(Malta Avenue) limited potential intersection points 

because of the lack of appropriate sighting 

arrangements: 

o the most logical and appropriate intersecting point 

with Steeles Avenue was opposite the entrance to 

Shoppers World at the mid-point between intersections 

at Hurontario Street and McMurchy Avenue. This gate 

intersection would be adequately spaced (1100 feet) 

from both the Hurontario and McMurchy intersections 

and permit a signalized, full-turning movement 

intersection. The 30 metre right-of-way width for the 

gate will accommodate left turn storage lanes. 

o a full movement intersection at Hurontario Street was 

considered in the vicinity of Lot 10, Plan 347. Even 

though signal spacing (1100 feet) would be sufficient 

in relation to Hurontario Street and Sir Lou Drive, a 

traffic light in this location would add yet another 

traffic light on Hurontario Street south of Steeles 

Avenue. This traffic light would have no easterly 

opposing street/driveway and only benefit traffic 

movement west of Hurontario. 
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o a full mov~ment intersection with Hurontario would 

generate the need for at least 4 lanes of traffic on 

the internal road as opposed to 3 lanes for a right 

in/right out access only to Hurontario street. 

o a full movement intersection at Hurontario street 

would create a by-pass for the Steeles/Hurontario 

intersection along the internal road when the McMurchy 

Avenue Extension (Malta Avenue) was intended to serve 

this function. 

o no particular advantage is perceived in another full 

by-pass of the Steeles/Hurontario street intersection 

while additional left turn storage would be required 

at the gate to Steeles Avenue, opposite the entrance 

to Shoppers World, if such a by-pass was created. 

o any islands required to control and channel traffic at 

a full movement intersection on Hurontario street at 

Lot 10, Plan 347 would interfere with the existing 

full movement accesses enjoyed by Penny Fuels and 

Grantis Texaco on the west side of Hurontario street, 

just south of Lot 10, Plan 347. The traffic island to 

control left turns at the desired intersection (Lots 6 

and 7, Plan 347) with Hurontario street will only 

interfere (right in/out only) with the southerly 

access to a church on the east side of Hurontario 

while the northerly access to the church could remain 

fully operational. 

o if a full movement intersection with Hurontario street 

was established for the internal road in the vicinity 

of Lot 10, Plan 347, an additional internal access 

road would be required to provide Lots 3 to 9 along 

the west side of Hurontario Street with an alternate 
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access to Hurontario street. This development would 

permit Lots 3 to 9 to develop independently of each 

other in a non-comprehensive manner uncomplimentary to 

the "Brampton Gateway Concept" for Hut-ontario street. 

o the desired internal road pattern with a right in/out 

on Hurontario street in the vicinity of Lots 6 and 7, 

Plan 347 will dictate two adequate 'size development 

parcels (approximately 3.5 acres each) north and south 

of the internal road which could,. pe developed in a . " 
comprehensive manner with opposing access points to 

the internal road. To this end, Lots 3 to 6 of Plan 

347 could form the development parcel on the north 

side of the internal road and Lots 7 to 10, Plan 347 

could form the development parcel on the south side of 

the internal road. 

Given the above situation and available alternatives, city 

staff view the internal road pattern, as illustrated on 

Figure 3 attached, the most desirable street arrangement 

for the southwest quadrant of Hurontario street and Steeles 

Avenue. Although right in/out only access may be viewed as 

a hardship to landowners on the west side of Hurontario 

street (particularly if Tupperville is permitted to develop 

for commercial purposes), it is still viewed as the 

superior traffic solution to a full movement, signalized 

intersection in the vicinity of Lot 10, Plan 347. The 

desired road pattern will also encourage and permit 

comprehensive redevelopment of the small, fragmented land 

holdings on the west side of Hurontario street by defining 

appropriate size development parcels. 
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3.2 Housing Mix in ~he Secondary Plan Area 

Table 1: 

The Official Plan, via Secondary Plan policies, normally 

sets out certain housing mix and development density 

targets for new development areas. The Fletchers Creek 

South Secondary Plan, as amended by Official Plan Amendment 

Number 36, set,~, out the mix. and density parameters for the 

Secondary Plan Area south of Steeles Avenue. The following 

table indicates the current housing mix and density trends 

in Secondary Plan Area Number 24, as ~~ll as the guidelines 
, -, 

established by Official Plan Amendment Number 36. 

Secondary Plan Area 24 - Housing Mix by Percentage of 
Dwelling units and Gross Residential Density 1 _ 

Density Types 

VLow Low Med. High Density:1 

Approved Development2 2046 1328 1140 2184 9.8 
& Designated Lands 3 30.5% 19.8% 17.0% 32.6% 

OPA 36 range 25-35% 15-25% 15-25% 20-30% 

Approved Development 2046 1328 1050 2747 
& Submitted Proposals4 28.5% 18.5% 14.6% 38.3% 

1. units per gross residential acre. 

2. committed development minus institutional zones (Holland 
Christian, Southbrook, Sir Lou 2). 

10.5 max. 

10.35 

3. estimated dwelling unit yield from undeveloped lands designated 
for residential development. 

4. includes, as submitted, Tri-Green Developments (Finer), 
Tupperville Holdings, 756277 ontario Limited. 

Under the category of approved development plus the 

development of vacant lands as they are designated, Table 1 

indicates that the housing mix is acceptable in 

relationship to the housing mix ranges set out by Official 

Plan Amendment Number 36. EVen though high density type 
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dwelling units will exceed the upper range limit of 30 , 
percent by 2.6 percentage points (32.6%), this is 

acceptable assuming a permitted variance of 3.0 percentage 

points on either side of a density range (e.g. a 20-30% mix 

range would permit a mix of 17 to 33%) in accordance with 

Official Plan interpretation policies. 

Table 1 indicates that if submitted proposals (i.e. Tri­

Green, Tupperville and 756277 ontario Limited) were 

approved and added to development already committed then . '. 

the dominance of high density dwelling types in the 

Fletchers Creek South Secondary Plan Area would become even 

more pronounced. High density dwelling types would exceed 

the 30 percent upper range by 8.3 percentage points (38.3%) 

while the medium density housing types would underachieve 

their 15 percent lower range by 0.4 percentage points 

(14.6%) . 

In all scenarios' under Table 1, the gross residential 

density is acceptable as the overall density resulting from 

development in the Fletchers Creek South Secondary Area is 

under the maximum of 10.5 units per gross residential acre. 

If the remainder of the Secondary Plan Area is developed as 

designated, then no official plan amendment would be 

necessary to adjust the housing mix. However, if 

additional high density development is permitted relative 

to what is designated for high density residential 

development in the Secondary Plan (i.e. Finer at 783 units 

and 756277 ontario Limited at 240 units) then the housing 

mix range for high density dwelling types should be 

adjusted by amendment to the Secondary Plan. 
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3.3 Proposed Land Use And Development Pattern 

As previously noted, the three applications which spurred 

this review of the Fletchers Creek South s~condary Plan are 

Tupperville Holdings, Tri-Green Developments (Finer) and 

756277 ontario Limited. 

Tupperville Holdings 

Tupperville Hol~ings has applied for.o:ffice uses and ground 

floor retail totalling approximately 56500 square feet of 

floor area on Lo±s 4, 5 and 6 of Plan 347, as indicated on 

Figure 1 attached. Even though the subj~ct property is 

currently designated for high density residential uses, 

City staff have no objections to the Tupperville Holdings 

application provided the following three matters are 

resolved: 

1. Lot}, Plan 347, abutting the south limit of the Petro 

C?nada gas bar, is incorporated into and developed 

with the Tupperville Holdings property: 

2. no retail commercial uses are permitted except for 

only minor commercial uses clearly accessory to the 

office use: and, 

3. Tupperville are willing to accept the right in/out 

situation for the internal road intersecting with 

Hurontario street immediately south of the Tupperville 

property. 

Office uses along the Hurontario Street frontage of Plan 

347 are acceptable and would be in keeping with the gateway 

concept and secondary office employment centre on 

Hurontario Street south of Steeles Avenue, as envisaged by 
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the Fletchers ~eek South Secondary Plan. Assuming two 

development 'blocks of 4 acres each on the north and south 

side of the internal road will necessitate that Tupperville 

Holdings incorporate Lot 3, Plan 347 into their development 

scheme. The clty cannot leave Lot 3 without any 

development-al~ernatives and access to Hurontario Street 

only. The red~signation of two 4 acre development blocks 

from high density residential to office development will 

also assist-~n the reduction of the housing mix percentage 

for high density housing types by de~.~ting 8 acres (320 

units) of that housing type from the mix totals. In 

addition, the,presumably shorter office buildings versus 

high density residential buildings will have less of a 

shadowing and overlook effect on any lower density 

residential;~ses to the south and west. 

Staff cannot support any freestanding retail commercial 

uses on the gr.ound floor of any office development on ~ots 

3 to 10 of P~n 347. Recent market studies and commercial 

occupancy trends in this area of Brampton suggest that the 

commercial market potential in the area is at or near a 

saturation point. The only supportable use for any office 

development would be a small restaurant or cafeteria to 

service employees in the building or a pharmacy to serve 

medical offices. The right in/out only situation for the 

internal road intersection with Hurontario street may also 

be seen as a hardship for an office commercial use but 

Tupperville even applied to the city with this access 

arrangement understood. As a no left turn in arrangement 

from Hurontario street is adequate for the Tupperville 

proposal, tb~n the same should hold true for any office 

development-on the southerly development block on Lots 7 to 

ID, Plan 34Y~ Regardless, the City is not prepared to 

permit left'hand turns across southbound Hurontario street 
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traffic to accesp the west side of the road for any type of 

use established by redevelopment. 

Tri-Green Development (Finer) 

The Tri-Green Development application currently proposes 

783 high density dwelling units on 15 acres (Lots 11, 12, 

13, Plan 647) ~~ a gross residential density of 52.2 units 

per gross residential acre. This is excessive considering 

that the Secondary Plan permits 40 units per net 

residential acre and that the property is currently 

designated for approximately 50 percent high density and 50 

percent low and medium density residential development. 

This could conceivably generate a dwelling unit yield of 

approximately 280 high density dwelling units and 120 

medium density units at permitted densities. 

Under the development concept proposed on Figure 4 

attached, the Tri-Green property would be limited to high 

density development north of the internal road and medium 

density types south of the internal road. Tri-Green would 

also be obliged, in all likelihood, to contribute lands to 

the neighbourhood park on the south side of the internal 

road (the neighbourhood park designation is conceptual and 

there is a parkette designation on the Tri-Green property) . 

As Tri-Green would be losing a portion of an existing high 

density residential designation south of the internal road, 

staff would recommend that the difference in density 

between the high and medium categories be transferred to 

the high density designation north of the internal road. 

In addition, if Lot 2 of Plan 347 (west of the existing 

Petro Canada gas bar) which is currently vacant and 

designated for high density residential purposes could be 

added to -the Tri-Green property, this would bring another 

.75 acres of density to the Tri-Green proposal. Lot 2, 

", 
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Plan 347 should lnot be left isolated and would most 

logically be developed with the Tri-Green property or the 

gas bar development (Lot 1, Plan 347) to the east. The 

following is an estimate of the dwelling uhit yield 

possible for the Tri-Green property under the concept 

illustrated in Figure 4. 

High Density Resl~ential 

o 5.5 acres @ 40 upa 
o transfer designation - 2.0 acres @ 20: upa 
o plus lot 2 Plan 347 - .75 acres @ 40 upa 

(app 46.4 upa) 

Medium Density Residential 

o 5.0 acres @ 17.5 upa 

Neighbourhood Park 

o 2.5 acres 

220 units 
40 units 
30 units 

290 units 

90 units 

staff would prefer to specify that the south half of the 

Tri-Green property (south of the internal road) be 

developed for medium density dwelling types only (as 

opposed to the low density option under the Secondary Plan) 

in order to help elevate the medium density housing types 

in relationship to the overall housing mix in the Secondary 

Plan. 

Lots 14, 15 and 16, Plan 347 

These three lots, identified on Figure 4 immediately west 

of the Tri-Green Developments property, are currently 

designated for low and medium density residential and for 

neighbourhood park. with the north half of these lots 

defined by the internal road on the south and high density 

designations to the east (Tri-Green) and west, it would be 

appropriate and logical to redesignate the north half of 

Lots 14, 15 and 16 in Plan 347 for high density residential 
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purposes as indi~ated on Figure 4 attached. The internal 

roadway would clearly define the transition from high to 

medium density dwelling types and a consistent development 

theme would be maintained along the south iide of Steeles 

Avenue between McMurchy Avenue and Hurontario street. This 

spatial arrangement would also ensure a nominal amount of 

shadowing by t~~ high density development on the low 

density housing forms to the south. The'redesignation of 

the north half of Lots 14, 15 and 16 in Plan 347 would add 

6 to 7 acres of high density residential designation to the 
.' .. ! 

Fletchers Creek South Secondary Plan and thus offset the 

redesignation for offices on Lots 3 to 10, Plan 347 along 

the west side of Hurontario Street. 

756277 ontario Limited 

This application at the intersection of Hurontario street 

and sir Lou Drive, as indicated on Figure 1 attached, 

proposes 240 high density residential units. On a net site 

area of approximately 4.2 acres, this translates to 

development density of 57.5 units per net residential acre. 

Staff can see no compelling reason to support the 

application by 756277 ontario Limited. 

The subdivision in which the subject property (Block 6, 

Plan M-762) is situated was just registered in May of 1987. 

The property is zoned and designated for office uses and 

would permit 140200 square feet of gross commercial floor 

area, 10 percent of which is eligible for restricted 

(retail) commercial uses. The City should not abandon its 

long term goals for the Hurontario Street corridbr south of 

Steeles Avenue as a secondary office employment centre. 

Just because a recent purchaser of the property wants to 

develop the subject lands for high density residential 

purposes immediately does not justify abandoning this site 
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when the develo~ment of offices on it may be more feasible 

or viable in a few years time. The applicant has not 

demonstrated that office development is not practical on 

this site over the long term and the subject site should be 

preserved for future office development. 

4.0 Conclusion 

Figure 4 attached illustrates a proposed development concept for 

the southwest quadrant (50 acres) of Steeles, Avenue and 
, " 

Hurontario street. The following points highlight the main 

elements of the proposed concept: 

1. maintain internal road pattern as approved by Public Works 

with: 

o right in/out access only to Hurontario street at Lots 6 

and 7 Plan 347; 

o full movement, signalized access at Steeles Avenue 

opposite entrance to Shoppers World at mid-lot location; 

and, 

o full movement access at McMurchy Avenue Extension (Malta 

Avenue) in the mid-point area of the reverse curve. 

2. redesignate Lots 3 to 10, Plan 347 for office development 

with no retail commercial space except to serve the immediate 

needs of the building's employees and tenants; 

3. Lot 3, Plan 347 must be consolidated with the Tupperville 

Holdings development application; 

4. redesignate Lots 14, 15 and 16, Plan 347 north of the 

internal road for high density residential purposes; 
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5. restrict Tri-Green Developments property to high density 

residential north of the internal road and consolidate Lot 2, 

Plan 347 with this property - estimated dwelling unit yield 

of 290 high density residential units and 90'medium density 

units; 

6. restrict Lots 11, 12 and 13 (Tri-Green) and Lots 14, 15 and 

16, Plan 347, south of the internal road, , to medium density 

residential development to help fortify the mix percentage 

for that housing type in the overall Secondary Plan Area; 

7. a neighbourhood park of approximately 4.0 ac"res in size will 

be obtQined in the vicinity of Lots 13 and 14, Plan 347; 

8. attempt to provide walkway access to the neighbourhood park 

from the south and/or west; 

9. application by 756277 ontario Limited for high density 

residential uses not be supported and preserve the subject 

site (Block 6, Plan M-762) for office development; 

10. it is anticipated that the following housing mix would result 

from this concept: 

Central 

Overall 

OPA 36 

Fletchers Creek Secondary Plan Area - capacity Housing Mix 

Density Types 

VLow Low Med. High Density1 
Area (units) 1 508 443 505 1796 3252 

(units) 1981 1258 1090 2194 6523 
(percent) 30.4% 19.3% 16.7% 33.6% 100% 

(percent) 25-35% 15-25% 15-25% 20-30% 
Approved Range 

1. 0 

o 
Lots 3-10, Plan 347 designated for office. 
756277 ontario Limited (Sanfour office site) stays as office. 
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o north half Lots 14-16, Plan 347 developed for 480 high 
density units. 

o Tri-Green developed for 290 high density uni~s, 90 medium 
density units. 

o 15 very low density units attributed to Lots' 16, 17, 18, Plan 
347 west of Malta Avenue. 

11. the relevant applications in the southwest quadrant of 

Hurontario street-and Steeles Avenue be amended to conform to 

the road pattern and development concept set out above and on 

Figure 4 to this report; and, 

• 'J . '. 

12. the necessary adjustments to the Official Plan/Secondary Plan 

be made as part of the official plan amendments necessary for 

individual applications in the subject area. 

5.0 Recommendation 

IT IS RECOMMENDED THAT PLANNING COMMITTEE RECOMMEND TO CITY 

COUNCIL THAT: 

1. this report be received and the principles in section 4.0 

Conclusions and_Figure 4 attached be endorsed as the 

development concept for the southwest quadrant of Hurontario 

Street and Steeles Avenue; 

2. the development applications by Tri-Green Developments 

(Finer) TIW15.11, 756277 ontario Limited - TIW15.18 and 

Tupperville Holdings - T1W15.19 be amended to conform to the 

development concept; and, 

3. staff evaluate all future applications in the southwest 

quadrant of Hurontario Street and Steeles Avenue relative to 

the approved development concept. 

( 

) 
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AGREED: 

of 

CB/hg/icl 

Respectfully submitted, 

Carl Brawley 
Policy Planner 

Ion A. Ma'rshall, Director of 
Planning Policy and Research 
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INTER-OFFICE MEMORANDUM 
PC-mu, t, 

Office of the Commissioner of Planning & Development 

February 28, 1989 

TO: The Chairman and Members of Planning Committee 

FROM: Planning and Development DQpartment 

RE: Southwest Quadrant Steeles and Hurontario 
Part of Lot 15, Concession 1, W.H.S. 
(former Township of Toronto) 
FLETCHERS CREEK SOUTH SECONDARY PLAN 
Our File Number: SP24 

Stree.t 
..... ,! 

1.0 INTRODUCTION 

At their meeting of February 20, 1989, Planning Committee ~-eceived 

and reviewed a staff report dated February 16, 1989 dealing with 

land use designations in the southwest quadrant of Steeles Avenue 

and Hurontario Street. At that meeting, Planning Committee deferred 

any action on the February 16 report. At the subsequent meeting of 

City Council on February 27, 1989, the following- motion relating to 

land use designations in the Fletchers Creek South Secondary Plan 

Area was tabled but did not carry as a resolution: 

"That the Fletchers Creek South Secondary Plan be amended by 

changing the land use designations as follows: 

• Southeast corner of Malta Avenue and Steeles Avenue: from 

High Density Residential 

residential • 

to Low and Hedium Density 

• North portion of Lots 14, 15 and 16, Plan 347: from Low and 

Medium Density Residential to High Density Residential. 
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• South portion of Lots 11 and 12, Plan 347: from Low and Medium 

Density Residential to High Density Residential. 

• Lots 3, 4, 5, 6, 7, 8, 9 and 10, Plan 347: from High Density 

Residential to Office Commercial. 

• Block 6, Plan M-762: from Institutional to High Density 

Residential. 

• Locate Neighbourhood Park designation in the vicinity of south 

parts of Lots 13 and 14, Plan 347." 

This report will first examine the current issues relating to 

proposed land uses in the southwesterly quadrant of Steeles Avenue 

and Hurontario Street, defining the City's concerns for development 

in this area. The report will also compare the development concepts 

proposed for the area in both the February 16, 1989 report to 

Planning Committee and the motion tabled at the February 27, 1989 

Council Meeting. The recommendation seeks the direction of Council 

as to the preferred development concept for the subject area. 

2.0 BACKGROUND 

The majority of the Fletchers Creek South Secondary Plan Area (SP24) 

has been developed or is currently under development. An exception 

to this trend in the Secondary Planning Area is the southwest , 
quadrant (50 acres) of Steeles Avenue and Hurontario Street. This 

area was previously subdivided into 18 lots (8-5 acre lots, 10-1 

acre lots) by Registered Plan 347 in October of 1947. Since the 

land ownership pattern on this 50 acres is highly fragmented and 

servicing has generally progressed from the south, it will be the 

last significant land mass to be developed in the Fletchers Creek 

South Secondary Plan Area. 

o 
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The City is in receipt of, and processing, three development 

applications in the vicinity of Hurontario Street and Steeles 

Avenue. These include: 

I. Tri-Green Developments (M. Finer)-TIWI5.11 for 783 high density 

residential units on Lots 11, 12 and 13, Plan
o

347; 

2. 756277 Ontario Limited TIW15.18 for 240 high density 

res~dential units on Block 6, Plan 43M-762; and, 

3. Tupperville Holdings Limited - TlW15.19 for 56,500 square feet 

of office uses including ancillary, gro~~d floor retail on Lots 

4, 5 and 6, Plan 347. 

Figure 1 attached illustrates the location of the above three 

development applications. 

For a variety of reasons, it has been very difficult to establish a 

firm development pattern for this area. Specifically, the following 

observations indicate the difficulties encountered relative to 

pending development in the area: 

1. at their meeting of July 18, 1988, City Council referred the 

Tri-Green (Finer) application back to staff for further 

consideration subsequent to the presentation of a negative 

report; 

2. 756277 Ontario Limited is an application for residential 

condominiums on a site designated and zoned for office uses; 

3. Tupperville Holdings Limited is an application for office uses 

on a site deSignated ;or high density residential uses; 

4. lack of an appropriate and functional internal road pattern to 

service development of the area with relatl3d issues of access 

to Hurontario Street and Steeles Avenue; 
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5. the definition of a suitable site for a neighbourhood park 

designated in the Fletchers Creek South Secondary Plan; 

6. a continuing trend towards a percentage of high density 

dwelling units which is disproportionate with the housing mix 

specified in the Fletchers Creek South Secondary Plan; and, 

7. at their meeting of February 20, 1989, Planning Committee 

deferred consideration of a development concept for \ the 

southwest quadrant of Steeles Avenue and' Hurontario Street 

which was presented in a staff report dated February 16, 1989 • 

. " .;~. 

Staff have been att€mpting to resolve these difficulties and to 

arrive at a suitable development concept for the southwest quadrant 

of Steeles Avenue and Hurontario Street. The motion tabled at the 

February 27, 1989 Council meeting has proposed an additional 

development concept for the area. 

EXISTING OFFICIAL PLAN DESIGNATIONS AND POLICIES 

Figure 2 attached illustrates the current official plan designations 

for the southwest quadrant of Steeles Avenue and Hurontario Street. 

Designations include: o 

• highway commercial - gas bar at Steeles/Hurontario; 

• low and medium density residential - approximately 300 units; 

• high density residential - approximately 750 units; 

• neighbourhood park - approximately 4 acres; 

• 2 parkettes - 1 to 2 acres - Tri-Green property and west side 

of McMurchy Avenue Extension; and, 

• Collector Road - McMurchy Avenue Extension (Malta Avenue). 
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Other policies in the Fletchers Creek South Secondary Plan also 

relate to development in the area of the southwest quadrant of , 
Hurontario Street and Steeles Avenue including: 

• net density for high density residential dev~lopment shall not 

exceed 40 units per acre; 

• designated lands in the southwest quadrant of Steeles Avenue 

and' Hurontario Street which are presently in small holdings 

will be assembled into parcels which will ensure comprehensive 

redevelopment; 
. .,~. 

• lands abutting Highway Number 10 (Hurontario) shall be 
o 

developed to create a high quality, harmonious and attractive 

"Gateway to Brampton"; and, 

• where possible, existing accesses onto the Highway (Hurontario 

St'reet) will be replLlced by alternate accesses from internal 

roads in the process of development or redevelopment. 

4.0 Discussion 

In examining long term development for the subject area, this 

section will proceed through discussions relating to the proposed 

road pattern for the area, housing mix in the secondary plan area 

and the proposed land use concepts for the southwest quadrant of 

Steeles Avenue and Hurontario Street. 

4.1 Proposed Road Pattern 

An internal road pattern to provide access for development within 

the subj ect area was discussed at length with the Public Works 

Department. The desired road pattern indicated on Figure 3 attached 

is the result of these discussions. The internal road would possess 

a right-of-way width of 23 metres (75 feet) curving between 

Hurontario Street and the McMurchy Avenue Extension (Malta Avenue). 

A gate street with a 30 metre (90 foot) right-of-way width would 
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extend north from the 23 metre right-of-way, primarily through Lot 

13 of Plan 347 (Tr1-Green parcel), to intersect with Steeles Avenue 

approximately 330 metres (1080 feet) west of Hurontario Street, 
o 

opposite an entrance to Shoppers World. The internal road would 

intersect with Hurontario Street at Lots 6 and 7 of Plan 347 

approximately 210 metres (690 feet) south of Steeles Avenue and 

curve west to intersect at approximately the mid-point of a reverse 
\ 

curve on the McMurchy Avenue Extension (Malta Avenue). The gate 

intersection with Steeles Avenue at the Shoppers \"orld entrance 

would be a full movement, signalized intersection while the 
...... ~. 

Hurontario Street intersection would be restricted to right in/right 

out turns only. 

Although a full movement intersection was considered on Hurontario 

Street, a number of elements favoured the desired road pattern as 

indicat~d on Figure 3 attached. 

following considerations: 

These elements include the 

• the reverse curve on the McMurchy Avenue Extension (Malta 

Avenue) limited potential intersection points because of the 

lack of appropriate sighting arrangements. 

• the most logical and ftPpropriate intersecting point with 

Steeles Avenue was opposite the entrance to Shoppers World at 

the mid-point between intersections at Hurontario Street and 

McMurchy Avenue. This gate intersection would be adequately 

spaced (1100 feet) from both the Hurontario and McMurchy 

(Malta) intersections and permit a signalized, full-turning 

movement intersection. The 30 metre right-of-way width for the 

gate will accommodate left turn storage lanes. 

• a full movement intersection at lIurontario Street was 

considered in the vicinity of Lot 10, plan 347. Even though 

signal spacing (1100 feet) would be sufficient in relation 

to Hurontario Street and Sir Lou Drive, a traffic light in this 
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location would add yet another traffic light on Hurontario 

Street south of Steeles Avenue. This traffic light would have 

no easterly opposing street/driveway and only benefit traffic 

movement west of Hurontario. 

• a full movement intersection with Hurontario would generate the 

need for at leas t 4 lanes of traf f ic on the internal road as 

opposed to 3' 'lanes for a right in/ right out access only to 

Hurontario Street. 

-~ ... 
• a full movement intersection at Hurontad'o Street would create 

a by-pass for the" Steeles/Hurontario intersection along the 

internal road when the McMurchy Avenue Extension (Malta Avenue) 

was intended to serve this function. 

• no particular advantage is perceived in another full by-pass of 

the Steeles/Hurontario Street intersection while additional 

left turn storage would be required at the gate to Steeles 

Avenue, opposite the entrance to Shoppers World, if such 

by-pass was created. 

• any islands required to control and channel traffic at a full 

movement intersection on llurontario Street at Lot 10, Plan 347 

would interfere with the existing full movement accesses 

enjoyed by Penny Fuels and Grantis Texaco on the west side of 

Hurontario Street, just south of Lot 10, Plan 347. The traffic 

island to control left turns at the desired intersection (Lots 

6 and 7, Plan 347) with Hurontario Street will only interfere 

(right in/out only) with the southerly access to a church on 

the east side of Hurontario while the northerly access to the 

church could remain fully operational. 

o 
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• if a full movement intersection with Hurontario Street was 

established for the internal road in the vicinity of Lot 10, 

Plan 347, an additional internal access road would be required 

parallel to Hurontario Street to provide Lots"3 to 9 along the 

west side of Hurontario Street with an alternate access to 

Hurontario Street. This development would permit Lots 3 to 9 

to ~evelop independently of each other in a non-comprehensive 

manner uncomplimentary to the "Brampton Gateway Concept" for 

Hurontario Street. 

..:~ 

• the desired internal road pattern with a right in/out on 

Hurontario Street in the vicinity of Lots 6 and 7, Plan 347 

will dictate two adequate size development parcels 

(approximately 3.5 acres each) north and south of the internal 

road which could be developed in a comprehensive manner with 

opposing access points to the internal road. To this end, Lots 

3 to 6 of Plan 347 could form the devplopment parcel on the 

north side of the internal road and Lots 7 to 10, plan 347 

could form the development parcel on the south side of the 

internal road. 

Given the above situation and available alternatives, City staff 

view the internal road pattern, as illustrated on Figure 3 attached, 

thn most desirable street arrangement for the southwest quadrant of 

Hurontario Street and Steeles Avenue. Although right in/out only 

access may be viewed as a hardship to landowners on the west side of 

Hurontario Street (particularly if Tupperville is permitted to 

develop for commercial purposes), it is still viewed as the superior 

traffic solution to a full movement, signalized intersection in the 

vicinity of Lot 10, Plan 347. The desi red road pattern w· 11 also 

encourage and permit comprehensive redevelopment of the small, 

fragmented land holdings on the west side of llurontario St reet by 

defining appropriate size development parcels. o 
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4.2 Housing Mix and Density in the Secondary Plan Area 

4.2.1 Housing Mix 

The Official Plan. via Secondary Plan policies, normally sets out 

certain housing mix and development density targets for new 

development areas:"· The Fletchers Creek South Secondary Plan, as 

amended by Official Plan Amendment Number 36, sets out the mix and 

density parameters for the Secondary 1'1"n Area south of Stee1es 

Avenue. The following table indicates the current housing mix and ... ~ 
density trends in Secondary Plan Area Number 24, as well as the 

guidelines established by Official Plan Amendment Number 36. 

Table 1: Secondary Plan Area 24 - Housing Mix by Percentage of 
Dwelling Units and Gross Residential Densi ty l 

Density Tnes 

VLow Low Med. High Densit y l 
Approved Development 2 2046 1328 1140 2184 9.8 
& Designated Lands 3 30.5% 19.8% 17 .0% 32.6% 

OPA 36 Range 25-35% 15-25% 15-25% 20-30% 10.5-"max. 

Approved Development 2046 1328 1050 2747 10.35 
& Submitted ProEosals 4 28.5% 18.5% 14 .• 6% . 38.3% 

1. units per gross residential acre. 

2. committed development minus institutional zones (Holland 
Christian, Southbrook, Sir Lou 2). 

3. estimated dwelling unit yield from undeveloped/unzoned lands 
designated for residential development. 

4. 
o 

includes, as submitted, Tri-Green Developments 
Tupperville Holdings, 756277 Ontario Limited. 

(Finer), 

Under the category of approved development plus the development of 

vacant lands as they are designated, Table 1 indicates that the 

housinn mix is acceptable in relationship to the housing mix ranges 

set out by Official Plan Amendment Number 36. Even though high 

density type dwelling units will exceed the upper range limit of 30 



" . 

- 10 -

percent by 2.6 percentage points (32.6%), this is acceptable 
• 

assuming a permitted variance of 3.0 percentage points on either 

side of a density range (e.~. a 20-30% mix range would permit a mix 

of 17 to 33%) in accordance with Official Plan interpretation 

policies. 

Table 1 indicates that if submitted proposals (i.e. Tri-Green, 

Tuppervi1le and 756277 Ontario Limited) were a~proved as received 

and added to development already commit ted then the percentage of 
, 

high density dwelling types in the Fletchers Creek South Secondary 

Plan Area would become even more pronounced. ":'Uigh density dwelling 

types would exceed the 30 percent upper range by 8.3 percentage 

points (38.3%) while the medium density housing types would 

underachieve their 15 percent lower range by 0.4 percentage points 

(14.6%). 

In all scenarios under Table 1, the gross residential density is 

acceptable as the overall density resulting from development in the 

Fletchers Creek South Secondary Plan Area is under the maximum of 

10.5 units per gross residential acre. If the remainder of the 

Secondary Plan Area is developed as designated, then no official 

plan amendment would be necessary to adjust, the housing mix. 

However, if additional high density development is permitted 
o 

relative to what is designated for high density residential 

development in the Secondary Plan (Le. Finer at 783 units and 

756277 Ontario Limited at 240 units) then the housing mix range for 

high density dwelling typt:!s must be adjusted by amendment to the 

Secondary Plan. 

4.2.~ Development Density 

The Fletchers Creek South Secondary Plan currently stipulates that 

high density residential development shall not exceed 40 units per 

net residential acre (40 upa). Two of the three applications in the 

Steeles - lIurontario Street area under consideration by the City 
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involve high density residential development. The applications, as , 
they currently stand, propose the following net residential 

densities: 

• Tri-Green (Finer) - 783 units on 14 acres 55.9 units per-

acre • 

• 756277 Ont Ltd. - 240 units on 4.2 acres ~ ?7.1 units per acre. 

Staff cannot support the development of these densities in the 
... ~ 

Fletchers Creek South Secondary Plan Ar-ea. The following table 

lists the development details of various high density residential 

sites in the general vicinity of Steeles Avenue and Hurontario 

Street. 

Table 2: Comparison of High Density Sites in Southwest Brampton 

Location 

Pinnacle 

Page brook 

Kaneff 

Crown East 

Crown West 

City South 

Peel Non-Profit 

County Court 
Sir Lou DLive 

Buildings 

3 

4 

2 

1 

1 

4 

1 
1 

Units 

414 

1110 

508 

197 

201 

722 

81 
103 

1. units per net residential acre. 

Height 

12 

20-21 

22 

20 

17 

12-23 

4 
9 

2. ratio of gross floor area to net lot area. 

Net Density 1 
.. 

44 

79.3 

50.8 

45.0 

41.0 

50.6 

33.0 
67.0 

Floor- Space 
Index 2 

1.54 

max 1.75 

1.22 

2.42 

1.45 

1.40-2.22 

0.81 
1.60 
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Table 2 indicates that the majority of high density development in 

the area is in the 40 to 50 units per acre density range. 

Exceptions are the Pagebrook buildings and the Peel Non Profit 

project on Sir Lou Drive. In both ins tances, Ci ty Council made a 

conscious decision on the higher densities relative to other 

considerations. For the Pagebrook proposal, it involved lands for 

the now constructed City golf course on the east side of Hurontario 

Street, south of Steeles Avenue. For the Peel Non Profit project on 

Sir Lou Drive, the property was small, the b~ilding was only 9 

stories tal1 and the floor space index (bulk of the building) is 

insignificant compared to the donsity yield ,on the project. The 
.-.~ 

fact that the building is u non-profit housing project may also hold 

some significance with less stringent parking standards. It is also 

worthy of note that one of the best locational (in the opinion of 
o 

staff) high density residential sites in the Fletchers Creek area 

received approval at a density of only 50.6 units per net 

residential acre (City South Limited). 

Given the above, staff cannot support any high density residential 

development in the subject vicinity in excess of 50 units per net 

residential acre. Given locational considerations and the potential 

for proximity to low density housing forms, a lower density value of 

40 to 45 units per net residential acre would piobably be the more 

appropriate density yield on high density residential development in 

the southwest quadrant of Steeles and Hurontario Street. 

4.3 Proposed Land Use and Development Concepts 

As previously noted, the three applications which spurred this 

review of the Fletchers C~eek South Secondary Plan are Tupperville 

Holdings, Tri-green Developments (Fi~er) and 756277 Ontario 

Limited. Planning Committee/Council has now had exposure to 2 

proposed development concepts for the subject area. The first 

appeared as a report dated Febrllary 16, 1989 at the February 20, 

1989 meeting of Planning Committee. The second appeared as a 

proposed motion which did not carry at the February 27, 1989 meeting 



0" 
M 

- 13 - " 

of Council (refer to Section 1.0 of this report for the motion). 

Figure 4 (Concept 1) attached to this report graphically illustrates 
• 

the proposed development concept set out in the February 16, 1989 

staff report. Figure 5 (Concept 2) attached to this report 

graphically illustrates the development concept w~ich would result 

from the implementation of the motion presented at the February 27, 

1989 Council meeting. The following sections compare the two 

concepts. 

4.3.1 Development Concept 1 - Figure 4 - February 16 Pl~nning Report 

Development Concept 1, as illustrated on Figure 4 attached, was 

proposed in the planning report dated February 16, 1989 which went 

before Planning Committee on February 20. The main ~lements of this 

concept entail the following: 

1. implement the internal road pattern as approved by Public Works 

with: 

• right in/out access only to Hurontario Street at Lots 6 and 7, 

plan 347; 

• full movement, signalized access at Steeles Avenue opposite 

entrance to Shoppers World at mid-lot location; and, 

• full movement access at McMurchy Avenue Extension (Malta 

Avenue) in the mid-point area of the reverse curve. 

2. redesignate (from high density residential) Lots 3 to 10, Plan 

347 for office commercial development with no retail commercial 

space except to serve the immediate needs of the building's 

employees and tenants; 

3. Lot 3, Plan 347 must be consolidated with the Tupperville 

Holdings development application; 
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4. redesignate (from low and medium density residential) Lots 14, 15 

and 16, Plan 347 north of the internal road for high density 

residential purposes at 50 upa; 

5. res trict Tri -Green Developments property to high density 

residential at 50 upa north of the internal road and consolidate 

Lot 2, Plan 347 with this property - estimated dwelling unit 

yield of 325 high density residential units and 65 medium density 

units; 

6. restrict Lots 11, 12 and 13 (Tri-Green) and Lots 14, 15 and 16, 

Plan 347, south of the internal roa.d~ to medium density 

residential development to help sustain the mix percentage for 

that housing type in the overall Secondary Plan Area; 

7. a neighbourhood park of approximately 4.0 acres in size will be 

obtained in the vicinity of Lots 13 and 14, Plan 347, south o~ 

the internal road; 

8. attempt to provide walkway access to the neighbourhood park from 

the south and/or west; 

9. application by 756277 Ontario Limited for high density 

residential uses not be supported and retain the subject site 

(Block 6, Plan M-762) for office development as pres~ntly 

designated; and, 

10. it is anticipated that the following housing mix would result 

from Development Concept 1 if all low and medium density 

designations, excepting west of Malta Avenue as noted below, are 

developed for medium density dwelling types at 17.5 upa and high 

density designations are developed at SO upa: 

o 
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Fletchers Creek Secondary plan Area - Capacity Housing Mix 

Central Area (units)1 
Hurontario-McLaughlin Rd. 

Overall (units) 
(percent) 

OPA 36 (pe rcent') 
A~2roved Ran~e 

VLow 
508 

1981 
29.5% 

25-35i. 

Density Types 

Low Med. High 
443 545 1951 

1258 1130 2349 
18.7% 16.8% 35.0% 

15-25% 15-25i. 20-30% 

Total 
3252 

6718 
100% 

1. • Lots 3-10, Plan 347 designated for office commercial. 

• 756277 Ontario Limited (Sanfour brfice site) stays as 
office. 

• north half Lots 14-18 Plan 347 developed for 600 high 
density units. 

• Tri-Green developed for 325 high density units, 65 medium 
densH;y uni ts. 

• 15 very low density units attributed to Lots 16, 17, 18 
Plan 347 west or Malta Avenue. 

The following paragraphs briefly summarize the reasoning behind 

Development Concept 1 (Figure 4 attached) which is more fully 

explained in the February 16, '1989 planning report. 

No objections were held against the Tupperville Holdings pro~osal 

(File TIW15.l9) for approximately 56500 square feet of office space, 

including ground floor retail, on Lots 4, 5 and 6 of Plan 347 

provided: 

1. Lot 3, Plan 347 abutting the south limit of the Petro Canada gas 

bar at the southwest corner of Steeles and Hurontario was 

incorporated into and developed with the Tupperville Holdings 

property; 
o 
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2. no retail commercial uses are permitted except for minor 

commercial uses (pharmacy and restaurant) which are clearly 

accessory to the office uses; and, 

3. Tupperville is willing to accept the right in/out situation for 

the internal road intersecting with Hurontario Street immediately 

south of the Tupperville property. 

Office uses along Hurontario were viewed as 'acceptable and in 

keeping with the gateway concept and secondary office employment 

centre concept for Hurontario Street south o~.~teeles, as envisaged 

by the Fletchers Creek South Secondary Plan. Since the high d~nsity 

apartment designations opposite these lands on the east side of 

Hurontario Street" in the original Fletchers Creek Plan· were 

developed for a retail centre and lower prof ile townhouse 

development, the proposed change from high density apartments to a 

slightly lower profile office designation is considered to be 

consist~nt with existing development. 

Assuming two development blocks of approximately 3.5 acres each on 

the north and south side of the internal road will necessitate that 

Tupperville incorporate Lot 3 of Plan 347 into their development 

scheme. The City cannot leave Lot 3 without any development 

alternatives and access to Hurontario Street only. The 

redesignation of two 3.5 acre development blocks from high density 

residential to office development will also assist in the reduction 

of the housing mix percentage for high density housing types by 

deleting 7 acres (350 units) of that housing tc:ype from the mix 

totals. In addition, the presumably shorter office buildings versus 

high density residential buildings will have less of a shadowing and 

overlook effect on any lower density residential uses to the south 

and west. 
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Staff cannot support any freestanding retail commercial uses on the 

ground floor of any office development on Lots 3 to 10 of Plan 347. 

Recent market studi~s and commercial occupancy trends in this area 

of Brampton suggest that the commercial market potential in the area 

is at or near a saturation point. The only supportable use for any 

office development would be a small restaurant or cafeteria to 

service employees in the building or a pharmacy to serve medical 

offices. The rl~t in/out only situation for the internal road 

intersection wil:h .. Hurontario Street may also be seen as a hardship 

for an office 'l:'Ommercia1 use but Tupperville applied to the City 

even with this "access arrnngment understood. If a no left turn in 
• ;I 

arrangement from Hurontario Street is adequate for the Tupperville 

proposal, then the same should hold true for any office development 

on the souther~y _ development block on Lots 7 to 10, Plan 347. 

Regardless, .the ·.City is not prepared to permit left hand turns 

across southbound Hurontario Street traffic to access the west side 

of the road fo:r':'~ny type of use established by redevelopment. 

Under Development Concept 1, the Tri-Green Developments (Finer) 

property (File TIW15.11) would be developed for high density 

residential, meaium density residential and neighbourhood park uses, 

as illustrated on Figure 4 attached. The section of the subject 

property abutting Steeles Avenue, north of the internal road, would 
o 

be the high density block at a maximum of 50 units per acre. It is 

desirable that parts of Lots 1 and 2, plan 347, which are designated 

for high density residential use and situated west of the Petro 

Canada gas bar and east of the existing Tri-Green Developments 

Holdings, not be left isolated from any redevelopment plans and 

should be incor'Purated wit:1 either the Tri-Green property or the gas 

bar development (remainder of Lots 1 and 2, Plan 347) to the east. 

The following is a dwelling unit yield estimate for the Tri-Green 

property under Development Concept 1 illustrated on Figure 4 

attached: 
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High Density Residential 

• 5.7 acres @ 50 upa o 285 units 

• pt. Lots 1 & 2, Plan 347 - .75 acres 0 40 units 

325 units 

Medium Density Residential 

• 3.7 acres @ ~7.S upa 

Neighbourhood Park 

• 3.0 acres 

It would be preferable to 

Tri-Green property (south of 

o 6S units 

.... ~ 

specify that the south half of the 

the internal road) be developed for 

medium density dwelling types only (as opposed to the low density 

o?tion under the Secondary Plan) in order to help elevate the medium 

density housing types in relationship to the overall housing mix in 
o 

the Secondary PI~B. 

Under Development Concept 1, as identified on Figure 4 attached, the 

portion of Lots 14,15 and 16, Plan 347 abutting Steeles Avenue, 

north of the internal road, are proposed for redesignation from low 

and medium density residential to high density residential. With 

the north half of these lots defined by the internal road on the 

south and high density designations to the east (Tri-Green) and west 

(southeast corner of Malta and Steeles), it would be appropriate and 

logical to redesignate the north half of Lots 14, 15 and 16 in Plan 

347 for high density residential uses as indicated on Figure 4. The 

portion of Lots 14, 15 and 16 south of the internal road would also 

be designated for neighbourhood park and medium density residential 

uses. 
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The internal roadway would clearly define the southerly transition 

from high to med~um density dwelling types and a consistent 

development theme would be maintained along the south side of 

Steeles Avenue between McMurchy Avenue (Malta) and Hurontario 

Street. This spatial arrangement would also ensure'a nominal amount 

of shadowing by the high density development on the low density 

housing forms to the south. The redesignation of the north half of 

Lots 14, .15 and 16 in Plan 347 would add approximately 7 acres of 

high density r~sidential designation to the Fletchers Creek South 

Secondary Plan and thus offset the redesign~tion for office 

commercial uses on Lots 3 to 10, Plan 34 7 a~ong the west side of . '. 

Hurontario Street. 

o 

Under Development Concept 1, the application by 756277 Ontario 

Limited (File TlW1S.18) for 240 high density residential units at 

the corner of Sir Lou Drive and Hurontario Street would be denied. 

The site is currently designated and zoned for office uses and there 

is no compelling reason presenting itself to justify support for 

this application. The development of these lands for office uses 

would be consistent with the Famous Players office/retail 

development on the opposite side of Hutontario Street. 

The subdivision in which the subject property (Block 6, Plan M-762) 

is situated was just registered in May of 1987. The property is 

zoned and designated for office uses and would permit 140200 square 

feet of gross commercial floor area in a 12 storey building, 10 

percent of which is eligible for restricted (retail) commercial 

uses. The City should not abandon its long term goals for the 

Hurontario Street corridor south of Steeles Avenue as a secondary 

office employment centre. Just because a recent purchaser of the 

property want~ to immediately develop or sell the subject lands for 

high density ":residential purposes does not justify abandoning this 

site when th€ development of offices on it may be more feasible or 

viable in th£! long term. The applicant has not demonstrated that 
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office development is not practical on this site over the long term 

and the subject site should be preserved for future office 
t 

development. The development of offices on this site would be in 

keeping with the gateway concept for Hurontario Street, south of 

Steeles Avenue, as envisaged by the Secondary Plan. 

4.3.2 Development Concept 2 - Figure 5 - February 27 Council Motion 

o 
Development Concept 2, as illustrated on Fig~re 5 attached, was 

prop05ed by means of a motion before City Council on February 27, 

1989. The main elements of this concept entail the following: 
, ~::r 

1. maintain internal road pattern as approved by Public Works and 

illustrated on Figure 3 attached; 

2. redesignate (from high density residential) Lots 3 to 10, Plan 

347 for office commercial development with no retail commercial 

space except to serve the immediate needs of the building's 

employees and tenants; 

3. Lot 3 must be consolidated with the Tupperville Holdings 

development application; 

4. redesignate (from low and medium density residential) Lots 

14,15 and 16, Plan 347 north of the internal road for high 

density residential purposes and leave the southerly portions of 

Lots 14, 15 and 16 designated for low and medium density 

residential and neighbourhood park; 

5. permit high density residential (as designated) on the portion of 

Lots 11, 12 and 13, Plan 347 (Tri-Green Development) north of the 
, 

internal road and redesignate from low and medium density 

residential and neighbourhood park, the southerly portion of Lots 

11, 12 and 13 for high density residential uses and neighbourhood . , 
park; 
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6. redesignate (from institutional) Block 6 of Plan M-762 (756277 

Ontario Limited)\for high density residential uses; 

7. redesignate (from high density residential) the north portion of 

Lots 17 and 18, Plan 347, at the southeast corner of Malta and 

Steeles Avenues, for low and medium density uses; and, 

8. it is anticipated that the following housing mix would result 

from Development Concept 2 if all low and medium density 

designations, excepting west of Malta Avenue as noted below, are 

deve loped for medi urn dens i ty dwelli ng ty ~e.~ at 17.5 upa and high 

density designations are developed at 50 upa: 

Fletchers Creek Secondary Plan Area - Capacity Housing Mix 

Central Area (units)l 
Hurontario-McLaughlin Rd. 

Overall (units) 
(percent) 

OPA 36 (percent) 
AEEroved Range 

VLow 
508 

1981 
28.9% 

25-35% 

Density Types 

Low Med. High 
443 615 2017 

1258 1200 2415 
18.4% 17.5% 35.2i. 

15-25% 15-25% 20-30% 

1 • Lots 3-10, Plan 347 designated for office commercial. 

Total 
3583 

6854 

• 756277 Ont Ltd. (Sanfour office site) developed for 210 high 
density units. 

• north half Lots 14-18, Plan 347 developed for 275 high 
density units and 140 medium density units. 

• Tri-Green developed for 506 high density units. 

• 15 very low density units attributed to Lots 16, 17 and 18, 
Plan 347 west of Malta Avenue • 

o 

) 
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Secondary Plan Area (see Section 5.0 Conclusion/Comparison). In 

addition, certain uxb:m design goals would be achieved with high 

density development occupying the west side of Hurontario Street 

from Sir Lou Drive north to Steeles Avenue and westerly to a point 

opposite the existing Kaneff buildings on the· north side of 

Steeles. West of this point, Steeles Avenue would be framed on both 

sides by lower density housing forms. 

5.0 CONCLUSION-/COMPARISON 

This report has presented two different development concepts for the 
..... ! 

southwest quadrant of Steeles Avenue and Hurontario Street which 

have been before Council previously. Development Concept 1 was 

presented to Planning Comnmittee at their February 20, 1989 meeting 

via a February 16 planning report. Development Concept 2 was tabled 

as a proposed motion at the February 27, 1989 Council meeting. 

As anticipated with the creation of Development Concept 2, both 

concepts will have virtually the same effect on the final capacity 

housing mix for the FJetchers Creek South Secondary Plan Area. The 

following table compares the housing mix results for both 

Development Concepts to the approved housing mix ranges contained 

in Official Plan Amendment Number 36. 

Fletchers Creek South - Capacity Housing Mix 

nevelopment Concept 1 
--(overall units) 

(percent mix) 

OPA 36 (percent) 
Approved Mix Range 

Development Concept 2 
(overall units) 
(percent mix:) 

VLow 

1981 
29.5% 

25-35% 

1981 
28.9% 

Density Types 

Low Med. Q High 

1258 
18.7% 

1130 
16.8% 

2349 
35.0% 

15-25% 15-25% 20-30% 

1258 
18.4% 

1200 
17.5% 

2415 
35.2i. 

Total 

6718 

6854 



, , 
( 
" - 22 -

Under Development Concept 2, essentially all three development 

applications (Tupperville Holdings, Tri-Green Development and 756277 

Ontario Limited) cur~ently under consideration by the City would be 

permitted to proceed largely in the form they were submitted, 

subject to density reductions for Tri-Green and 756277 Ontario 

Limited provided the recommended maximum of 50 upa is approved. 

Whereas Tri-Green submitted at 783 units, they would be permitted 

506 high density units and contribute approximately 3 acres to a 

neighbourhood park. Whereas 756277 Ontario Limited submitted 240 

units on a zoned office site, they would be permftted 210 high 

density units. As with Development Concept I, the northerly portion 

of Lots 14, IS and 16 (are redesignated for hlg~ density residential 

uses; however, under Concept 2, an existing high density residential 

designation at the southeast corner of Steeles Avenue and Malta 

Avenue (Lots 17 and 18, Plan 347) is "down designated" to low and 

medium densi ty residential uses. This redesignation to low and 

medium density residential uses is based on the desire to have a 

lower profile form of development opposite the single family units 

located on the north side of Steeles Avenue between McMurchy J\vrnue 

and the Kaneff apartment buildings. Such a "down designation" may 

result in landowner objections. 

The development of apartments on the zoned office site at Sir Lou 

Drive and Ilurontario Street (756277 Ontario Limited) is somewhat 
, 

contrary to the objective of developing a secondary office centre in 

this area; but the proposal (a 12 storey apartment building) would 

be consistent with the urban design objective of having relatively 

tall buildings aiong the Hurontario Street corridor. 

Briefly summarizing the reasoning behind Development Concept 2, it 

is noted that the same principles apply to the proposed road pattern 

under Development Concept 1. With respe~t to the proposed land use 

designations, it was anticipated that the three development 
o 

applications under consideration by the City could generally proceed 

as submitted and not register a significantly different effect on 

the overall capacity housing mix for the Fletchers Creek South 
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As the table indicates, the mix percentage of both medium and high 

density housing typ~s is slightly elevated in Development Concept 2 

relative to Development Concept 1. These figures assume that the 

remaining high density designations will be developed at a maximum 

density of SO units per net residential acre in accordance with 

staff's position on this issue as indicated in Section 4.2.2 of this 

report. In the event that ei ther Development Concept is approved, 

an official plan amendment will be required to adjust the housing 
, \ 

mix range for high density dwelling types since the permitted 

variance from the approved housing mix ranges is 3 percentage points 

to either side of the range. 

As the proposed road pattern to service the area is the same in each 

Development Concept and assuming that this road pattern will be the 

one approved, the following is a brief synopsis of the salient 

elements of the two Development Concepts: 

Development Concept 1 

• requires an Official Plan amendment to adjust the Secondary Plan 

housing mix range for high density dwelling types • 

. 0 

• would promote vertical definition of buildings along south side of 

Steeles Avenue from Malta Avenue to Hurontario Street and along 

the west side of Hurontario Street from Steeles Avenue to Sir Lou 

Drive. 

• would clearly define transition of lower density housing types to 

higher density housing types by the use of the internal collector 

road as a transitional "barrier". 

• would promote office commercial development on Hurontario Street 

(Lots 3 to 10 Plan 347) in keeping with the Secondary plan gateway 

concept and the objective of having a secondary office employment 

centre on Hurontario Street south of Steeles Avenue. 
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• would retain Block 6, Plan M-762 at the northwest corner of 

Hurontario Street and Sir Lou Drive for office commercial uses • 

. \ 

Development Concept 2 

• requires an Official Plan amendment to adjust the Secondary Plan 

housing mix range for high density dwelling types. 

• would promote vertical definition of buildings ,along south side of 

Steeles Avenue from a point opposite the Kaneff buildings on the 

north side of Steeles Avenue to Burontario Street and along the 
.•. ;r 

west side of Hurontario Street from Steeles Avenue to Sir Lou 

Drive. 

• would promote office commercial development on Burontario Street 

(Lots 3 to 10 Plan 347) in keeping with the Secondary Plan gateway 

concept and the objective of having a secondaryooffice employment 

centre on Hurontario Street south of Steeles Avenue. 

• would permit the three applications in the area currently under 

consideration by the Ci ty to proceed largely. on the basis under 

which they were submitted. 

• would permit Block 6, Plan M-762 at the northwest corner of 

Hurontario Street and Sir Lou Drive which is currently zoned for 

12 storeys of office development to be developed for high density 

resid~ntial uses. 

• would "down designate" a high density residential site at the 

southeast corner (Lots 17 and 18, Plan 347) of Malta Avenue and 

Steeles Avenue 

designation. 

to a low and medium densi ty residential 

Staff request direction as to which Development Concept Planning 

Committee would prefer to implement in the Steeles and Hurontario 

Street vicinity. 

, . 
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6.0 RECOMMENDATION 

AGREED: 

IT IS RECOmmNDED THAT: 

1. Planning Committee define which is the preferred Development , . 

Concept for the southwest quadrant of Steeles Avenue and 

Hurontario Street; 

2. s taf f be authorized to draf t the appropriate, Off icial Plan and 

Secondary Plan amendments to implement the pre~erred Development 

Concept; o 
, " 

3. that a public meeting be scheduled at the next available 

opportunity (regular date) to present the preferred Development 

Concept; and, 

4. subject to the results of the public meeting, the appropriate 

Official Plan and Secondary Plan amendments to implement the 

pref erred Development Concept be presented to City Council for 

adoption. 

/ 

Respectfully submitted, 

~hn A. Marshall, M.C.I.P. 
~irector of Planning 
Policy and Research 

CB/am/14 



INTER-OFFICE MEMORANDUM 

Office of the Commissioner of PIClnning 8t Development 

Muy 113, 1989 

TO: The Chairman and Members of Planning committee 

FROM: Planning and Development Department 

RE: Southwest Quadrant Steeles und I1urontnrio Street 
Part of Lot 15, Concession 1, W.H.S., 
(Former Township of Toronto) 
FLETCHERS CREEK SOUTH SECONDARY PLAN 
Our File Number: SP24 

1.0 INTRODUCTION/SUMMARY 

As a result of certai~ development apvlications in the 
southwest quadrant of Steeles Avenue and Ilurontario Street, 
the city has been reviewing the applicuble Secondary Plan 
and future land us patterns for that area during the past 
few months. Development of the area has been discussed at 
a number of Planning Committee meetings and at one public 
meeting. After considering two different development 
concepts for the study area, Planning committee directed 
that Development Concept 3 be introduced which is the 
purpose of this report. 

Development Concept 3 js a blending oL the first two 
concepts which would result in signi'ficant d\.Jelling unit 
and popUlation increases for the study area if it is 
implemented. Comparison of Concept 3 (developed at 50 
units ,per acre) to what the original Secondary Plan would 
have permitted in the study area reSl.lJts in a 95 percent 
increase in dwelling units and u 69 percent increase in 
population. 

original Secondary Plan 

Development Concept 3 
(50 upa) 

D\.Je1ling Unit.s 

1050 

20115 

Population 

2595 

11392 

The implementation of Concept J nt 50 units per net acre 
would also result in an overall housing mix for the 
Fletchers Creek south Secondary Plan Area which would 
result in a 11~.1% percent proportion of high density 
residential dwelling unLts relative to other dwelling 
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denslty types, compared to 30% apartment units in the 
original Secondary Plan ns adjusted by OPA 3G. 

Due to the popUlation and c1wE!lling uni I: increases which 
Development. Concept J repr.esents for the study area, staff 
cannot support the approval of Concept 3 without further 
background study. '1'l1i5 report recomm~nds th<'lt the 
following additional work js required }lrior to further 
consideration of the propo~ed Secondnry Plan Amendment: 

" 
1. a comprehensive tr<'lffic study for the area; and 

2. a re-evaluation of parklnnd nnd re~reation requirements 
for the study area. 

2.0 BACKGROUND 

Further to the direction oj" Planning Cammittee on April 17, 
a development mosaic hns been provided for the area south 
of Steeles Avenue between lIurontnri 0 S I:reet and the 
Fletchers Creek Valley. A copy of thi~; mosaic is attached 
for the information of Committee. The properties subject 
to the secondary plan review <'Ire shown with their existing 
secondary plan designations, the mosai,~ also indicates 
existing and plnnneo development for tile remaining areas 
shown. 

At their meeting of February 20, 1989, Planning Committee 
considered a staff report dnted February 16, 1989 which 
reviewed the Fletchers Creek South Secondnry Plan as it 
relates to the southwest quadrant of Steeles Avenue and 
Hurontario Street. 'rh is report recommcmded an internal 
road pattern to ultimately providc accc~ss to the study area 
as well as a development concept for tile lands involved in 
the secondary plan review. This concept has become known 
as Development Concept 1, an illustration of which is 
attached. This Concept proposed high <lensity residential 
uses along the south side of Steeles Avenue between 
Hurontario street and Malta Avenue (McMurchy Avenue 
Extension), medium density residential uses and a 
neighbourhood park south of <'In internnl enst-west collector 
road intersecting with Malta Avenl1E' and IIurontario street, 
and office commerci<'ll uses along the west side of 
Hurontario street between steeles Avenlle and Sir Lou Drive, 
for those properties subject to the sc(;ondary plan review. 

Development Concept 1 contained rnnny finer details which 
are fully expressed in the February 16, 1989 staff report 
however, the concept did not support rosidentinl 
development for nlock 6 of Plan M-7G2 nt the north-west 
corner of Sir Lou Drive and lIurontario !Jtreet and all high 
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density residential development would }:e limited to a 
density of 50 units per net residentiaJ area (125 units per 
net residential hectare). Development Concept 1 basically 
maintained the capacity housin0 mix Wllich was ,specified for 
the Fletchers Creek South Secondary PI.," 1\rea by Official 
Plan 1\mendment Number 36. The following table indicates 
anticipated capacity housin0 mix and density for the 
Fletchers Creek South 1\rea given the drvelopment of Concept 
1: 

Table 1: Fletchers .Creek South Secon0ary ~lan 0 Capacity 
Housing Mix 0 Development C0ncept 1 

Density 'l'Y.Q..es 

V Low Low Med. I1iqh 'Total Densityl 

Dwelling Units 1981 1258 ]130 23119 6718 9.9 
(percent) 29.5% 18.7 9.; 16.8% 35.0% 100% 

OPA 36 (percent) 25-35% 15-25% ]5-25'1> 20-30'~ 10.5 max. 
1\pproved Range 

1 units per gross residential acre. 

After considering Developm~nt Concept 1, Planning Committee 
suggested an alternative development crncept (Development 
Concept 2) which was referr0d back to staff for a further 
report to Planning committee. 1\t their meeting of March 6, 
1989, Planning Committee considered a second staff report 
dated February 20, 1989 regarding the study area. This 
report compared Development Concept 1 and Development 
Concept 2. 

Development Concept 2, an illustration of which is 
attached, would permit Block 6, Plan M-762 at the northwest 
corner of Sir Lou Drive and I1urontario Street to develop 
for high density residential purposes, remoining properties 
which are subject to the Secondary Plan Review and fronting 
onto the west side of 1!1.lrontario street would be developed 
for office commercial purposes, the Trj-green Developments 
holding (Lots 11, 12, 13, Plan 3117) would be developed for 
high density residentiClI purposes and a high density 
residential designation in the exjsting secondary plan 
would be trClnsferred from Lots 17 and ]8, Plan 3117 
(southwest corner of Steeles and Malta 1\venue) to the north 
half of Lots 14, 15 and 16 to the east. The proposed 
neighbourhood park remained in the general vicinity of the 
south half of Lots 13 and 14 in Plan 347. It was 

.' 
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anticipated that the realization of Development Concept 2 
would result in the following capRcity housing mix relative 
to the approved ranges for the Fletchels Creele- South 
Secondary Plan Area: 

Table 2: Fletchers 'Creek South SecondClry Plan 0 Capacity 
HOllS ing':Mix 0 Development COl !capt 2 

Density Types 

V Low Low -'-_--'C- Med. ___ I,--I~i9~_ Total 

Dwelling units 
(percent) 

1981 1258 1200 
28.9% lE.4% 17.5~ 

2115 
35.2% 

OPA 36 (percent) 25-35%,,,15-25'6 15-25% 20-30<; 
Approved Range 

1 units per gross residentinl acre. 

6854 
100% 

10.1 

10.5 max. 

After considering the compnrison of Development Concepts 1 
and 2 in the February 28, ] 989 stCl f f Tf'port, Planning 
Committee forwarded Development Concept 2 to a public 
meeting scheduled :for April 5, 1989. l,t the public 
meeting, many of .the area landowners aIld public expressed a 
desire that high density development bn permitted along the 
length of Steeles Avenue between Malta Avenue and 
Hurontario street and that the densities not be limited to 
50 units per net residential acre. Mr. Cuttruzzola and 
Sheridan College, who own lands west of Malta Avenue, south 
of Steeles Avenue, also expressed their desires for high 
density residential designations. Hr. ilarna, who owns Lot 
14 in Plan 347, objected to the flmount of neighbourhood 
park and road allowances allocnted to his property. A copy 
of the public meeting notes find a stflff report dated April 
13, considered by Planning Committee 011 April 17, are 
attached to this report. 

As a result of the public meeting, Pl(,lIll1ing CommittC!e 
referred the matter back to sta [f in oJ"Cler that a third 
concept plan could be developed which would blend 
Development Concepts 1 and 2 wlliIe flccQunting for comments 
made by Planning Committee at the April 17 meeting. 

3.0 DEVELOPMENT CONCEPT 3 

Development Concc;pt 3, Clll jllustrati.on of which is 
attached, expands the study area to include the Cuttruzzola 
and Sheridan Coll'ege lands, above the top-of-banlc of the 
Fletchers Creek, at the southwest corn~r of Malta Drive 
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and Steeles Avenue. In accordance with the general 
concensus at the April 17 Planning Comnlittee meeting, all 
lands on the south s icle of Steeles 1\V(HIUe, from the 
Fletchers Creek Vallpy to Ilurontario street, are designated 
for high clensi ty residential developmerlt. In addition, 
Block 6, Plan M-762 at the northwest. C(trner of Hurontario 
street and Sir Lou Drive is desJgnated for high density 
residential development. 1\s with Development Concepts 1 
and 2, Lots 3 to 10 of Plan 347 on the west, side of 
Hurontario Street are designated for office commercial 
uses. Lands south of the proposed east,-west internal 
collector road are designated for hiqh and medium density 
residential uses and a neighbourhood p.' rk, as they were 
under Development Concept 2. At t,he rc·guest of the 
Planning Committee for a better deline~tion of the park, it 
is identified as ,aD approximntely 100 Ity 170 metre (330 by 
560 feet) block of 1.7 hectllres (4.7 acres) in size which 
will be ohtained 'from the southerly pal'ts of Lots 12, 13 
and 14 in Plan 347. The southeas t con ler of the 
neighbourhood park will coincide with n 3.0 metre wide 
walkway block which will connect to Tina Court in the 
Fieldgate subdivision plan to the soutl:. 

Also at the request of Planning Committee, staff have 
generated unit yi'Blds for Development concept 3 based on 
different develo1.7l!H:~nt densitj es for the' high density 
residential blocks. The following yields are anticipated 
at various development densities: 

Table 3: Unit yields for Con~ept 3 under Different Density 
Scena_rios 

Net 1\rea Development Density 
.=.D..::e...:..v..::e:.::l:...::o:..J:p:;..:.m~e::.:n..:..t=--B=l.=.o..::c..:..:k:-_____ J,..( ~1\ c re s ) __ -.:4:....:0:..-=Ul·1\ 50 UP 1\ 60 UP 1\ 

SHERIDAN/CUTTROZZOLA 
(west of Malta Ave.) 
NORTHWEST BLOCK 
(part Lots 14-18) 
NORTHEAST BLOCK 
(pt Lt 11-13,Tri-green) 
SOUTHERLY BLOCK 

High Density (Lts 11/12) 
Medium Density (Lts 14-16) 
Low Density (Lts 16-YS) 
Neighbourhood Park(Lt's 12-14) 

SIR LOU/HURONT1\RIO 
(Block 6, Plan M-762), 

TOTAL 

12.0 

12.6 

6.6 

4.0 
3.6 
3.0 
4.2 
4.2 

50.2 

504 

264 

160 
60 
15 

168 

1651 

600 

630 

330 

200 
60 
15 

210 

2045 

720 

756 

396 

240 
60 
15 

252 

2439 
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with the aggregate of the high density residential blocks 
having a net residential area of J9.~_ ncres (15.95 
hectares), each density increment of ]0 units per net acre 
(24.7 units per hectare) generates 394 dwelling units. 

Under the original secondary plan designations for the 
subject area, the unit yields would huve been approximately 
300 low and medium density dwelling Ul1its and approximately 
750 high density dwelling units. The development of Concept 
3 at 50 units per 'het residential acre would yield 
approximately 75 low and medium density units and 1970 high 
density units, representing a dwelling unit increase of 95 
percent over what the subject study ar0a was originally 
designated for in the Fletchers Creek South Secondary Plan. 
converting the anticipated dwelling unjt counts to 
population using 2.1 people per high dE'nsity dwelling unit 
and 3. -1 people per low/medium density clwelllng unit, Concept 
3 and the original secondary plan would generate the 
following dwelling units anJ population for the subject 
study area: 

Original Secondary Plan 

Development Concept 3 
(50 upa) 

Dwelling Units 

1050 

201\5 

Population 

2595 

4392 

Therefore, while Development Concept 3 would increase the 
dwelling unit yield by 95 percent over the original 
secondary plan desi0nation~ for the study area, the 
population yield would increase by an anticipated 69 
percent. 

The manner in which the southwest quadrant of Steeles 
Avenue and Hurontario street is developed will also affect 
the overall capacity housing mix for the Fletchers Creek 
South Secondary Plan Area. lIollsing mix and density 
"targets" are set for New Development Areus in the Official 
Plan; Official Plan Amendment Number 36 set the following 

-standards for the Fletchers Creek Area: 

Very Low Density 25-35% 
Low Density 15-25~ 
Medium Density 15-25% 
High Density 20-30'& 
Maximum Gross Residential Density 10.5 units per net 
residential acre. 
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committee will recal~ concerns from earlier staff reports 
regarding the emerging predominonce of high density dwelling 
units in the Fletchers Creek Area. Given the three 
different density scenarios for Development concept 3, the 
following results are anticlpated for the overall capacity 
housing mix and density for the Flet.che l:-S Creek Area: 

Table 4: Fletchers Creek South Secondary Plan 0 capacity 
Housing'Mix 0 Development Concept 3 

Density T~~ 

V Low Low Med. _flislh Densi1Y1 

OPA 36 (percent) 25-35'6 1~i-25% 15-25'; , 20-30% 10.5 max. 
Approved Range 

40 

50 

60 

upa 0 units , 1981 1258 lOGO 3000 10.6 
(percent) -"'27.1% 17.2% 1'1.5% '11.1% 

upa 0 units 1981 1258 1060 3394 11. 2 
(percent) 25.7% 16.4'1; 13.8% 44.1% 

upa 0 units 1981 125£3 1060 37813 11. 8 
(percent) 2-1.5% 15.c-i% 13. ] !t 46.8% 

1 units per gross residential acre. 

Therefore, if Development Concept 3 is approved and 
developed at 60 unit.s per net residential acre, then high 
density residential dwelling types will constitute 
approximately 47 percent of all dwellings in the area south 
of Steeles Avenue, between Second Line West (Chinguacousy 
Rd.) and Kennedy Road. 

Assuming that a 3.0 percent variance from the approved 
housing mix range is an acceptable limLt, all three 
versions of Development Concept 3 would require an 
amendment to the Official Plan to adjw;t the housing mix 
range for high density type dwelling ullits. Table.., also 
illustrates that in each case, the approved maximum density 
target of 10.5 units per gross residential acre is exceeded 
by the three versions of Development Concept 3. 

Table 5 compares the anticipated housillg mix for the 
Fletchers Creek Secondary Plan Area after the approval of 
OPA 36 and the Avondale Secondary Plan Area, bounded by 
Queen Street East, Dramalea Road, Steeles Avenue and Dixie 
Road 
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which includes the Bramalea city Centre! Area, to 
Development Concept 3 and the overall Ilousing mix for the 
Fletchers Creek Area. 

Table 5: capacity lIonsing Mixes [or: 

Fletchers 
Creek 
(OPA 36) 

Avondale 
Secondary 
Plan 

Fletchers 
Creek and 
Concept 3 
(50 upa) 

OPA 36 Fletchers Creek Second(l.ry Plan (SP21\) 
Avondale Secondary Plan (SP20) 
Fletcher~ Cre8k plus Develop),18nt Concept J 

Density Types 

~V~L~o~W~ __ ~L~o~w~ ____ M~e~d ______ I_I~i~g~h _____ Total Density1 

2223 
(36.3%) 

1137 
(21. 7%) 

1981 
(25.7!'o) 

1230 
(20.1%) 

011\ 
(15.6%) 

1258 
(16.11%) 

861 11309 6123 
(11\.]~) (29.5%) 

287 2971\ 5212 
(5.5%) (57.0%) 

lOGO 3391) 7693 
(13.£1%) ('1'1.1'1» 

1 units per gross resjdential acrn. 

10.0 

11.8 

11. 2 

Table 5 illustrates the incre(l.sing derwity of the Fletchers 
Creek Secondary Plan Area over the intnnt for the area 
established by Official Plan Amendment 36. The gross 
residential density is approaching that: of the Avondale 
Secondary Plan Area and if it was not for the allotment of 
townhouses in the Fletchers Creek Area, the overall housing 
mix of Fletchers Creek would be approa~hing the proportion 
of high density units in the Avonc1ale neconc1ary Plan Area. 

In relative terms, Development Concept 3 is a blending of 
previous Concepts 1 (l.nd 2 Wllich will result in a developed 
form which would largely resemble Development Concept 1. 
The addition of the Sheric1an College and Cuttruzzola lands 
to the west of Malta Avenue between StGeles Avenue and the 
Fletchers Creek Valley is a logical extension to Concepts 1 
and 2 that is incorporated into Concept 3. iloth landowners 
have expressed an interest in developing these properties 
for high density rcsidenti(l.l purposes and the lands are 
considered by the Official Plan (section 2.1.1.11.10) as a 
good location for high density residential uses (ie. 
access, public transportation, concentrations of commercial 
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and institutional uses and significant topoqraphical 
features ). The Sheridan Colleqe high density designation 
would partially abut future low density development 
however,adverse impacts can be minimlz~d with "careful site 
planning and the presence of a designat.ed parkette which is 
intended for access between Malta i\venue and "the Pletchers 
creek Valley. 

Development Concept J would be in keepinq with the 
"gateway" concept for the Fletchers Cn·ek South i\rea by 
providing vertical defini tj on along tJw main arterial 
routes with an absence of surface parkjnq and noise barrier 
walls in a well landscaped setting. Concept J also 
provides a reasonable separation of tri:lc1itionally 
conflicting land uses by placing roads and open space as 
transitional reljef barriers. Unlike Development Concept 
1, Concept J would permit the three development 
applications in the study area currentJy under review by 
the City to proceed largely as submlttnd and unlike 
Development Concept 2, Concept J does flot Involve the 
"down-designation" of any landowner's property. 

Despite these positive comments, staff remain concerned 
with regard to development densities ill the study area. 
The staff report of February 28, 1988 which Planning 
Committee considered on Morch fi, 1981) I.ook the position 
that any high density development .in the study area should 
not exceed 50 units per net residential acre; a position 
that has not altered. Most of the high density sites in 
Fletchers Creek have developed in the 40 to 50 unit per 
acre range which establishes a reasonable precedent for 
development in the area. Higher densi 1:ies may lead to 
excessive building heights depending upon gross and ground 
floor building areas and the configuration of any 
particular development sjte. i\ddjtionnl units will also 
translate to additional tr,affic in an "lready busy area. 

Both Traffic Departments of the City and the Region have 
expressed valid concerns .with the proposed development of 
the southwest quadrant of Steeles i\venue and Hurontario 
Street. The city is concernecl with traffic flows in the 
general area and with the rlght-in/right-out intersection 
of the east-west internal road with Ilurontario street, 
particularly if the office commercial J)locks are allowed to 
proceed on the west side of Hurontario street, just south 
of Steeles Avenue. The Transportation Planning Division of 
the Region of Peel also expresses concnrn with residential 
densities in excess of 50 units per acre in the study area 
and the office commercial blocks on the we~t side of 
Hurontario. The Region feels that the development of one 
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office commercial b'loc)C [or a mec1.i.cnl centre of 
approximately 70,000 square feet in sjze would be 
acceptable but that the other commercjal block should be 
developed at the corner of Sir Lou Dd ve and IIurontario 
street which 756277 ontario Limited hopes to redesignate 
for high density residential uses. Higher traffic volumes 
from more intense development will also aggravate the 
functioning of the Steelen/Malta Avenue and Steelesl 
Hurontario street intersections as we]] as ten single 
family homes which front onto Malta Avenue north of sir Lou 
Drive. 

For this reasoning staff fuel that it is necessary that a 
comprehensive traffic sturly be conduct~d for the study area 
if Development Concept 3 if: to proceed. Such a study would 
be paid for by developers in the area, subject to terms of 
reference to be drawn up by the city. In order to recover 
the costs of the study [or the rlevelop.~rs 11 J eading the 
way", the city would attempt to recover proportionate 
shares of the cost from sullsequent devQlopers u~on approval 
of development proposals. Such a clause can be stipulated 
in the relevant Secondary Plan Amendment for inclusion in 
development agreements. 

In light of the increased (levelopment clensities proposed by 
Concept 3 in this area, the Community Services Department 
would also review parkland requirements in the study area 
to determine whether additional parklalld and recreational 
facilities will be required if Development Concept 3 
proceeds. 

4.0 CONCLUSION 

Although Development Concept J would rl!flect the sentiments 
expressed at the public meeting of Aprll 5, it has 
generated some fresh concerns regardin0 traffic volumes and 
park}and requirement.s in the study area. Therefore, staff 
cannot support Concept 3 until further background work is 
completed regarding the impacts of implementing the 
Development Concept. 

5.0 RECOMMENDATION 

IT IS RECOMMENDED THAT PLANNING COMMITTEE RECOMMEND TO CITY 
COUNCIL THAT: 

A. further consideration of Development Concept J for the 
southwest quadrant of Steeles Avenue and Ilurontario 
Street be deferred until: 

( 
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1. a comprehensive traffic study Ls completed for the 
study area at the expense of the appropriate 
landowners to the satisfaction of city staff; and, 

2. a re-evaluation of the pArks and recreation 
requirements in the study area considering the 
dwelling unit and population increases which would 
result from the implementation of pevelopment 
Concept 3. 

mm. ssioner 
D~elopmont 

Rospectfully submitted, 

(I(H~I-. _ 
CClrll3l:.-awley, 
Pol ic', Planner 

OJl~ fl/M1rkiJ ~i\.- MClrshall, Director ~{£~nLng Policy and 
Research 
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INTER-OFFICE MEMORANDUM #-f. fC r/¥' 
Office of the Commissioner of Planninp & Developrnent 

June 5, 1990 

To: The Chairman and Members of Planning Committee 

From: Planning and Dev~lopment Department 

RE: Southwest Quadrant Steeles and Hurontario street 
Part of Lot 15, Concession 1, W.H.S. 
(former Township of Toronto) 
FLE'J'CHERS CREEK SOUTH SECONDARY PLAN 
Our File Number: SP24 

1.0 EXECUTIVE SUMMARY 

The capacity development scenario for the southwest corner of 

Steeles Avenue and Hurontario street has been under review 

since early 1989. After consideration of three different 

development scenarios for the study area, the matter was 

deferred for a comprehensive traffic analysis and re­

evaluation of parkland requirements. These two matters have 

now been addressed. 

Based upon the input of Regional and city traffic staff and 

the Parks and Recreation Department, a revised version of 

Development concept 3 (copy attached) is recommended for 

Planning Committee's consideration. The concept proposes 

that high density designations along Steeles Avenue within 

the study area be developed at a base density of 40 units per 

net residential acre with bonus densities to a limit of 52 

units per net residential acre in exchange for affordable 

housing or other community objectives such as day care. Two 

office commercial blocks are situated on the Hurontario 

Street frontage of the study area with a maximum coverage of 

one times the lot area (i.e. 360,060 square feet). The 

northwest corner of Sir Lou Drive and Hurontario Street would 

also be redesignated from office commercial uses to high 

density residential use in accordance with previous direction 

from Planning committee. 
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with respect to traffic impact, the traffic analysis 

concludes that the'road network could accommodate the most 

intense development scenario examined (60 units per acre for 

high density residential plus office component) although a 

number of intersections along the Hurontario'street Corridor 

would be at or very close to their op~rational capacities. 

For this reason, both the city and Reqion Traffic sections 

recommend a less intense development form. Approval of the 

development concept necessitates the imposition of a number 

of conditions relating to traffic issues such as lane 

configurationsj access restrictions, phasing of development 

relative to road improvements, developer contributions 

towards certain road/intersection improvements and recovering 

the costs of the comprehensive traffic study. 

The Parks and Recreation Department evaluates their parkland 

needs as 2.6 to 2.8 hectares (6.5 to 7.0 acres) of tableland 

area. This is well below the amount ~Thich developers will be 

required to dedicate (6.2 hectares - 15.3 acres) on the basis 

of city policy. The shortfall in land dedication will be 

obtained through cash-in-lieu payment~;. Upon the development 

of the Sheridan College lands within t:he study area, the city 

will require the conveyance of the valleylands associated 

with the Fletchers Creek Valley on Sheridan College lands in 

order to complete the Fletchers Creek Valley linear park 

system. Developers will also be requested to contribute to a 

future pedestrian grade separation at the Fletchers Creek 

Valley and Steeles Avenue. 

Section 2 of this report summarizes the background to the 

secondary plan review for the study area. section 3 

summarizes the results of the compreh0nsive traffic study and 

the Regional and city Traffic Sections' review of that study. 

Section 4 of this report discusses the outstanding issues 

pertaining to the secondary plan review such as land uses, 

development density, traffic and parkland requirements. 

section 5 contains the recommendations of the report. 
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2.0 BACKGROUND 

Planning Committee has previously reviewed three different 
development concepts for the southwes1: quadrant of Steeles 
Avenue and Hurontario street. A deveJopment concept 
recommended by staff (Development Concept 1) was proposed in 
a report dated February 16, 1989 and considered by Planning 
Committee at their meeting of February 20, 1989. Development 
Concept 1 recommended that high density residential 
development in the area not exceed 50 units per net 
residential acre. 

As an alternative to Development Concopt 1, Planning 
Committee suggested a second concept fDevelopment Concept 2) 
which was considered at the March 6, 1989 Committee meeting 
via a staff report dated February 28, 1989. This staff 
report compared Concepts 1 and 2 and their effect on the 
specified housing mix and density targets for the overall 
Fletchers Creek South Secondary Plan llrea. Development 
Concept 2 was presented to area residnnts and landowners at a 
public meeting held on April 5, 1989. 

At the public meeting, property ownern in the area spoke of a 
concept similar to Development Concept: 1 whereby high density 
development would line the south side of Steeles Avenue and 
the west side of Hurontario Str~et. Property owners also 
requested that they not be limited to a density of 50 units 
per net residential acre. A staff report dated April 13, 
1989 summarized the results of the puhlic meeting and was 
considered at the Planning Committee meeting of April 17, 
1989. Committee referred the matter hack to staff in order 
to develop a third development concept which would blend 
Development Concepts 1 and 2 while accounting for Committee 
comments at the April 17 meeting (primarily to examine the 
possibility of higher residential densities). 

Development Concept 3 was presented in a staff report dated 
May 18, 1989 (copy attached) at the Planning Committee 
meeting of May 23, 1989. In the evaluation of Development 
Concept 3, staff examined residential densities ranging from 
40 to 60 units per residential acre in combination with 
office commercial uses along Hurontario Street. Although 
Concept 3 reflected the sentiments expressed at the public 
meeting in April 1989, it generated some concerns relating to 
traffic volumes and parkland requirements in the study area. 
Planning Committee endorsed the staff position to defer 
further consideration of Development Concept 3 until a 
comprehensive traffic study could be completed for the study 
area along with a re-evaluation of the parkland requirements. 

city staff drew up terms of reference for the traffic study 
and on August 1, 1989 engaged the services of B.A. Consulting 
Limited to conduct the study. B.A. Consulting confirmed the 
arrangement on August 14, 1989. 
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3.0 TRAFFIC STUDY SUMMARY 

A preliminary draft of the traffic im[)act analysis (October 
31, 1989) was received by City staff and the Region of Peel 
in November, 1989. City and Region staff meet with the 
consultant in February 1990 to discus~; the contents of the 
draft report. Subsequent to directiolls from staff, the 
consultant submitted an addendum to the traffic study (March 
16, 1990) to address outstanding conc(~rns not addressed in 
the original report. 

In evaluating the traffic impact of pl~oposed development in 
the area, the study examined a number of potential 
development scenarios for the southwe~t quadrant of 
Hurontario Street and Steeles Avenue in addition to existing 
and anticipated background traffic (non-site related) on the 
street network. The alternative development scenarios 
included: 

1. the existing secondary plan conct~pt (1000 dwelling 
units); and 

2. development concept 3 at a density of 40 and 60 units 
per acre, with and without an office component abutting 
Hurontario Street. 

3.1 site Generated Traffic 

Figure 2 attached illustrates the different development 
scenarios used by B.A. Consulting to generate traffic 
resulting from the study area. Typicill generation rates for 
auto-oriented suburban uses were appl~ed resulting in the 
traffic volumes expressed in Table 1. 

Examining Table 1 and the 40 units per acre alternative with 
an office component (Scenario 2) compored to 60 units per 
acre with an office component (Scenario 4), the difference 
between 40 and 60 U.P.A. is not significant in terms of 
traffic volume. Clearly the office component is-a much 
greater traffic generator than the residential component. 
Figure 3 attached illustrates the anticipated movement of the 
study area generated traffic for the (,0 unit per acre 
alternative with an office component. 

3.2 Background (non-site related) Traffic 

To evaluate background traffic levels, the consultant 
conducted counts of existing traffic volumes in September 
1989 and also accounted for developments within the vicinity 
of the study area which are still to ~ome on stream. This 
second component of background traffic is subsequently 
distributed throughout the street network in the volumes and 
directions anticipated. In assessing background traffic 
levels, the consultant notes that the completion of the 
Highway 401/403/410 interchange may result in a shift in the 
volume of traffic currently using Hurontario Street. 
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TABLE 1 

TRIP GENERATION SUMMARY FOR ALTERNATI,m DEVELOPMENT SCENARIOS 
AM PEhK HOUR PM PEAK HOUR 
In Out In Out 

scenario 1 - Existing Secondary Plan 

• 

• 

300 low/medium density 
residential un'its 

700 high density 
residential units 

TOTAL 

Scenario 2 - 40 UPA + office 

• 

• 

• 

75 low/medium~density 
residential units 

1408 high dens~ty 
residential units 

8.2 ac @ coverage of 1.0 
360,000 sq. ft. office 

TOTAL 

Scenario 3 - 40 U~. w/o oifice 

• 

• 

75 low/medium density 
residential units 

1736 high density 
residential units 

TOTAL 

Scenario 4 - 60 UPA + office 

• 

• 

• 

75 low/medium density 
residential units 

2112 high density 
residential units 

360,000 sq. ft. office 
TOTAL 

Scenario 5 - 60 UPA w/o office 

• 

• 

75 low/medium density 
residential 'llni ts 

2604 high density 
residential units 

TOTAL 
UPA = units per acre 
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Figure 4 attached illustrates total t]-affic within the study 
area using background traffic and the development of the 
southwest corner of Hurontario and Stneles on the basis of 
existing official plan designations (~;cenario 1). Figure 5 
illustrates total traffic within the :;tudy area accounting 
for projected background traffic and the development of the 
southwest corner of.Hurontario and Staeles on the basis of 60 
units per net residential acre with an office component 
(Scenario 4) on Hurontario Street (sen Figure 3). 

3.3 Traffic Impact Analysis 

The traffic study, having established total traffic volumes 
in the study area, performs a capacity analysis on all of the 
intersections (signalized and unsignalized) within the study 
area. For the sake.of comparison, Table 2 lists the volume 
to capacity indices for the identifie(i intersection given 
total traffic for existing secondary plan designations 
(Figure 4) and total traffic for the (ievelopment concept of 
60 units per acre plus an office component on Hurontario 
Street (Figure 5). The ratings are done on the basis that 
the intersections are improved to the lane configuration and 
timing cycles recommended in the report. 

TABLE 2: INTERSECTION CAPACITY ANALYS[S SUMMl\RY 

Scenario 1 Scenario 4 
INTERSECTION Existing 60 UPA + 

Sec. Plan Office 
~~ ~ J't{ J(M 

t\-rn fJ"" AM Pm 
signalized: 

Steeles/Malta/ o.eo 0.81 O.G3 D.&L 
McMurchy .o..r-B1'. .D--8-e ~ ~ 

Steeles/Shoppers 0.71 0·70 {>.61.- 0.81. 
World Access ~ Q.J..l .D.-.-8"!' ~ 

Steeles/Hurontario W ~ o.Q1 () .q~ 
~ ~ 

Hurontario/Sir 
0.80 O.Cj~ O.t:;£' ~ Lou .(:h-8.g ~ ~ 

Hurontario/Ray gjJ ~ ~ ().q..j 
Lawson ~ 

0·63 D· b 7., ~ D.h4-
Ray Lawson/Cherrytree ~ ~ ~ 

Unsignalized 

0-1\ O.Ob 0.'1- 0.1' 
Hurontario/right-turn ~l ~ ~ 
access 

~ Of.i"J; o·l~ Ul Malta/E-W Internal ~ ~ 
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As Table 2 indicates, all intersectiollS would still operate 
below their full t100 percent) capacity with the most 
intense development scenario (60 U.p.<l. with office 
component) given intersection improvements as suggested by 
the traffic study. Three of the intersections would however 
operate above 90 percent of their capncity, these being: 
Steeles and Hurontario, Sir Lou and Hurontario and Ray Lawson 
Boulevard and Hurontario. 

The traffic study evaluates the HuronLario/steeles 
intersection as the most critical within the study area and 
functions at a volume to capacity ratJ.o of' 0.97. Dual 
westbound to southbound.~eft turn lanns will be necessary for 
this intersection largely due to backqround traffic growth in 
the area generated primarily by proposed and approved office 
development south of Sir Lou Drive. f:tudy area residential 
traffic does not significantly contrillute additional volume 
to the westbound/southbound movement. The study notes that 
the widening of Hurontario to 6 lanes through the Steeles 
intersection is scheduled for 1991. The widening of Steeles 
to 6 lanes through to Hurontario intersection is scheduled 
for 1994 (bridge at Etobicoke Creek 1992-93). Steeles Avenue 
west of Hurontario Street is scheduled for widening in 1999. 

The Huronta~io/Sir Lou intersection also operates at a volume 
to capacity ratio of 0.96. The traffic study assumes that 
all study area traffic originating in the south will use this 
intersection since the capacity of thu Hurontario/Ray Lawson 
Boulevard intersection will be used by traffic destined for 
the City South Plaza, County Court Office, Brampton Corporate 
centre, etc. It is also noted that tIle traffic study assumes 
that the northwest corner of Hurontario and Sir Lou Drive 
will be developed for the 140,000 squRre feet of office space 
it is zoned for. However, 756277 Onturio Limited has 
submitted an application for 240 high-rise residential 
condominium units on this property. If this application is 
approved, then the residential traffic will reduce the volume 
to capacity ratio that the Hurontario/sir Lou intersection is 
expected to operate at given a mature (built-out) state of 
development. 

The Hurontario/Ray Lawson intersection with a volume to 
capacity ratio of 0.95 is expected to function at an 
acceptable service level for all development scenarios. 
However, improvements recommended for this intersection 
include dual eastbound to northbound left turning lanes and 
dual northbound to westbound left turning lanes. 

3.4 Traffic Study Conclusions/Recommendations 

The traffic study concludes that of the five development 
scenarios tested, along with future background traffic, all 
scenarios can be accommodated on the area road network with 
certain lane configurations. The lane requirements are as 
follows: 
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• Hurontario St~eet constructed to six lanes 

• Steeles Avenue constructed to six lanes 

• Malta Avenue extended north to Steeles Ayenue, 
constructed with four lanes 

• East-west and north-south internal streets constructed 
with four lanes 

• Inter~ection'~f the east-west and north-south internal 
streets to operate under stop control on the north-south 
internal street 

• Intersection of Malta/east-west jnternal street to 
operate under stop control on the east-west internal 
street 

• Intersection of Hurontario/Steeles be constructed so as 
to provide for dual westbound to southbound left turn 
lanes, three through lanes on all approaches and 
dedicated right and left turning lanes on all 
approaches. ( 

with respect to the timing of the completion of Malta Avenue 
through to Steeles Avenue, the traffiC' study states that an 
additional 550,000 square feet of new office space could be 
accommodated south of Steeles. This fjgure represents space 
in excess of the residential development already approved and 
the city South office and retail commorcial development which 
is approved and under construction. 

The traffic study also concludes that the right-in/out only 
access for the proposed internal east-west street at 
Hurontario is also necessary and desirable. This access will 
relieve a need for signalization of the Malta/internal street 
intersection, permit outbound vehicles to channel directly 
onto Hurontario with minimal disruption to traffic flow on 
that street and avoid the necessity of outbound vehicles 
negotiating a circuitous path through three additional 
intersections to get to Hurontario street. 

3.5 Addendum to Draft Traffic study 

Subsequent to a meeting with City and Regional staff in 
February of 1990, the consultant addressed concerns raised at 
that meeting in an addendum to the traffic study. The issues 
and their resolution, as dealt with in the addendum, are as 
follows: 

• Was the near term opening of the Highway 401/410 
interchange accounted for in the traffic analysis, 
particularly as it relates to need for dual westbound to 
southbound left turn lanes at Hurontario/Steeles? 
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• this matter was taken into ac~ount for the study 
although no allowance was mad!! for a change in 
existing traffic volumes. ExLsting traffic only 
accounted for 195 out of a projected 620-i20 left 
turns in the morning peak houl". A reduction to 500-
600 left turns would still necessitate dual left 
turns. 

• The signalized. intersection at city South Plaza was not 
included in'~he analysis. 

\, , ~. J 

an oversight ~1::iy the consultant:, but at the most 
intense deve'lopm:ent scenario it volume to capacity 
ratio OI 0.94 (morning) and 0.85 (afternoon) would 
apply, whi!::h r~,tes as functiollal. 

• Regional staff gbestioned whether phasing of development 
in the study ar~a was pecessary in relation to the 
scheduled <wid,ning of Steeles Avenue (1994). 

, , 

due to the probable time periods over which the study 
area wOliltl take to build out and that background 
traffic would reach capacity, a development phasing 
plan in th~ study area would not be necessary. 

i"f" a phasing scheme is -desired, then it would be more 
logical to tie it to office commercial development 
south cif steeles since such dnvelopment has a much 
greate~t:' impact on traffic volumes and the road 
network as opposed to residential development. 
Conditions to approval could be subject to 
sati"'Sfactory arrangements with the Region relating to 
the widening of Steeles. Thin would permit 
developers to front-end Steeles Avenue improvements 
in exchange for a credit towards the road portion of 
the Regional development levy. 

3.6 Staff Comments re: Traffic Study 

City and Regional staff have been involved throughout the 
study process for the traffic impact analysis of development 
in the southwest corner of Steeles and Hurontario. The 
following represents a summary of Regjonal and city comments. 

Regional Comments (May 8, 1990) 

• as indicated in the traffic study, the densities 
currently provided for in the Secondary Plan can be 
accommodated on the road network provided Hurontario and 
Steeles are widened to 6 lanes and dual westbound to 
southbound left turn lanes are provided at the 
intersection. 
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• it is noted that the dual westbound to southbound left 
turn lanes at'Hurontario and Steoles which are required 
as a result of proposed office/commercial developments 
in the vicinity of Hurontario anct Ray Lawson Boulevard, 
mayor may not be accommodated bc'tsed on the feasibility 
of acquiring the necessary road widenings. 

• the widening of Steeles from Hurontario to chinguacousy 
Road is currently planned for 1999. As this widening is 
required in order to accommodate all proposed levels of 
development""it is recommended tllat approval of this 
development proposal be withheld until satisfactory 
arrangements can be made to include the works in the 
Region's 5 year major road improvement program. 

city Comments (April 6, 192Ql 

• report and addendum have addressod pertinent traffic 
issues for the study area although traffic generation 
figures associated with residential densities of 60 
units per net residential acre suggest near maximum 
intersection capacity ratios. In this regard, a maximum 
residential density of 50 units per net acre is 
recommended in order to incorpornte an acceptable level 
of service for ultimate traffic projections. 

• proposed right in/out internal st:reet link to Hurontario 
is necessary for the development of the study area. The 
geometric road improvements to enforce the desired 
traffic movements are necessary and must be provided 
prior to development of the study area. 

• the potential for various development scenarios 
depending upon the timing of land owner applications may 
dictate the completion of certain sections of the 
proposed internal road system as a condition to the 
approval of any particular development application. 
specifically, the development of the office component on 
IIurontario street within the study area will be 
dependent upon an open and complete road link between 
the right-in/out access to Hurontario and the Steeles/ 
Shoppers World/north-south gate intersection. 

• in conflict with the recommendations of the traffic 
study, the following cross-sectional details are 
specified for the internal road lletwork: 

Malta Avenue - 4 lanes plus 5 lane sections at 
Steeles, east/west internal and Sir 
Lou Drive 

East/West 
Internal 

- 2 lanes plus 3 lane sections at Malta 
and the north/south gate to Steeles 
Avenue 
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• after reviewing the additional traffic impact of the 
increased densities requested by ,area developers, the 
following maximum densities are recommended: 

a) residential - 40- units per ne1. acre with 360,000 
square feet of office on Hurolltario street within the 
study area; or 

b) residential - 60 units per ne~ acre without office on 
Hurontario street. 

These increased densities above i.he provisions of the 
existing Secondary, Plan will cam,:e the Hurontario/ 
Steeles intersection to operate nt or very near its full 
capacity given ~:lane cross-sections. 

• levels of development that can b(! accommodated by the 
existing road network (without S~eeles improvements) is 
to be determined by consultant U:EE SECTION 3.5 
ADDENDUM) . 

• completion of Highway 401/410 interchange may eliminate 
need for dual westbound to south~ound left turn lanes at 
Hurontario/steeles intersection. This may be reassessed 
during prelimina~~ design stages for the Steeles Avenue 
widening, scheduled for 1994. 

• funds for traffic signal installation at Steeles Avenue 
and the Shoppers World entrance ~hould be provided by 
the developer(s). 

• funds for traffic signal relocation should be obtained 
for the installation of addition'll control at the 
Steeles/ McMurchy intersection. The particular amount 
will be specified at the time of site plan circulation. 

• all signal relocation works required at steeles/ 
Hurontario and Steeles/McLaughlin will be covered under 
the Region's capital works program. 

• as the study indicates, the Steeles/Hurontario 
intersection can support approximately 550,000 square 
feet of new office development south of Steeles prior to 
the need for tp,,~ completion of Malta Avenue to Steeles. 

• conditions above are subject to city approval of a 
right-in/out access to Hurontario for east-west internal 
street. 
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North/South - 4 lanes plus 5 lane section at Steeles 
Gate Avenue 

• as the study indicatEls, the Hurontario/steeles 
intersection could accommodate an additional 550,000 
square feet of new office development south of Steeles 
Avenue. Beyond this level of development, Malta Avenue 
would need to be completed to Stneles Avenue. This 
should be used as a guideline for future office 
development "south of Steeles Avenue. , 

• the Region shall submit comments on all matters 
pertaining to Steeles Avenue and improvements thereto. 

4.0 ISSUES DISCUSSION 

The main issues to be resolved with the original Development 
Concept 3 were uses, density, traffic and parkland 
requirements. Staff are now in a position to address these 
issues. 

4.1 Land Uses within Study Area 

Attached is an illustration of a revi~;ed Concept 3 indicating 
proposed Secondary Plan designations for the subject study 
area. Concept 3 (Revised) is almost identical to original 
Concept 3 in that high density residential uses are proposed 
all along the south side of Steeles Avenue, office commercial 
uses are proposed along the west side of Hurontario Street, a 
neigQbourhood park and a medium densi1:y residential block are 
located centrally to the study area and a parkette and low 
density residential designation are provided for in the 
southeast corner of the study area. ~he low density 
residential designation has been extended onto the southerly 
portion of Sheridan College lands to the boundary of a 
proposed parkette situated between Malta Avenue and the 
Fletchers Creek Valley. 

The most southerly component of the study area is a parcel 
(Block 6, Plan M-762) at the northwest corner of Sir Lou 
Drive and Jlurontario Street. The site is currently zoned for 
approximately 140,000 square feet of office space; however, 
756277 ontario Limited has applied to construct 240 high 
density residential dwelling units on the subject property. 
Although staff have expressed an opinion that the property at 
the northwest corner of Sir Lou Drive and Hurontario Street 
is a much superior office site, the residential proposal 
would comply with the "gateway" concept for Hurontario Street 
south of Steeles, have less of a traffic impact on the road 
network and agree with previous direction from Planning 
Committee. The B.A. Consulting Traffic Study considered the 
subject site as an office development in the background 
traffic for the area. 
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It is anticipated that the residentiaJ use of this property .. 
would reduce morn~ng peak hour left hnnd turn movements 
generated by this property at the Hurnntario/steeles and 
Hurontario/sir Lou intersections from 85 vehicles at each 
intersection to 7 or 8 vehicles. 

The Public Works Department continues to harbour reservations 
with the proposed office commercial bJocks on the west side 
of Hurontario street within the study area. Fears pertain to 
the viability of the office uses because of a restricted 
access situation"and the potential fol:' future requests for 
direct access to the office blocks or the ~ignalization of 
the internal road/Hurontario interseci.ion. These concerns 
will be covered through any eventual official plan amendment 
and development agreements whereby thE'! developers of the 
office blocks are ful1y aware of accens restrictions 
pertaining to their properties and th('lt they are not entitled 
to access improvements. The proponeni.s of the Tupperville 
application are aware/accept the acce~s restriction on their 
property and applied to the city within that context. There 
shall be no direct access to Hurontario street for the office 
uses and access will only be via the right in/out internal 
street. 

4.2 Development Densities within the study Area 

Development density (and thus traffic impact) has been the 
main issue with the Fletchers Creek South Secondary Plan 
review for the southwest quadrant of Ilurontario and Steeles. 
As with many development projects, traffic impact is a major 
limiting factor for intensity of deve]opment. 

Although the traffic study indicates that the surrounding 
road network can accommodate DevelopmE}nt Concept 3 with 
residential development at 60 units per acre plus an office 
component, a number of intersections olong Hurontario street 
are reaching their operational capacity. The Region of Peel 
Traffic section supports two alternatjve development 
scenarios for the study area: 

• 40 units per acre for residential with 360,000 square 
feet of office, or 

• 60 units per acre for residential with no office. 

In contrast, the City Traffic Section is of the opinion that 
the street network could adequately accommodate residential 
development at a density of 50 units per acre with the office 
component. A density of 50 units per acre for the highrise 
residential designations coincides with the position of the 
Planning Department throughout the secondary plan review 
process for the subject study area. 



- 14 -

It is difficult totunderstand the Regjon's desire to restrict 
residential density to 40 units per acre when it is not 
nearly as major a traffic generator a!:: office commercial 
development. The following observations are also noted with 
respect to office dev,~lopment in the Hurontal:io street 
corridor: 

1. the traffic study assumed that the Sir Lou Drive office 
would be constructed whereas 756~77 ontario Limited has 
applied to construct 240 residen~ial units on the 
property. ii this. application i~ approved, then traffic 
related to 140,000'square feet of office would not be 
realized which translates to a rnduction of 162 vehicle 
movements in the AM peak hour and 150 vehicle movements 
in the PM peak hour. 

2. the traffic study assumes 412,00U square feet of future 
office space ori County Court BouJevard, east of 
Hurontario Stt"eet. Of this office space, 90,000 square 
feet was recently constructed (Kcrbel Court, north side 
of County Court). A residential application is being 
submitted for the Hand R Develolments property (Block 
182, Plan M-615) which is currently zoned for 140,000 
square feet of office space. 

3. the traffic study assumes 180,000 square feet of office 
space on Lots 3 to 6 of Plan 347 whereas the current 
application by'Tupperville Holdillgs is for a medical 
centre of approximately 60,000 square feet. 

Therefore, although the traffic study assumes a further 1.9 
million square feet of office commercIal development in the 
Hurontario Street corridor, at a built: out state the total 
space realized could readily be in the order of 1.5 million 
square feet. This would significantly reduce the impact of 
office generated traffic in the Hurontario street corridor 
(i.e. 780 vehicle trips in both the A.M. and P.M. peak 
hours) . 

Given the above scenario and the comments of the Traffic 
sections, staff would recommend a base density of 40 units 
per acre for high density residential development within the 
study area with an upper limit of 52 units per acre through 
the use of a density bonusing provision. 

Given the recent Provincial Policy statement on Housing, it 
is suggested that a base density of 40 units per acre be 
eligible for bonusing up to 52 units per net residential acre 
if the developer satisfies the 25 percent affordability 
target of the policy statement or a portion thereof in 
conjunction with the provision of other desirable community 
objectives such as day care. The density bonus could be of a 
sliding scale nature in that for every 8 percent of the total 
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units falling into the defined affordable range, then a bonus 
of 4 units per net ~esidential acre would be exchanged (i.e. 
o percent affordable - 40 u.p.a.: 8 percent affordable - 44 
u.p.a.: 16 percent affordable - 48 u.p.a.: 24 percent 
affordable - 52 u.p.a.) As is the current practice of the 
Province with respect to the implementation of the Housing 
Policy statement, the city would be rosponsible for ensuring 
that the affordability criterion is considered and adhered 
to . 

. 3 Traffic Issues 

In addition to the question of development density, other 
traffic issues remain. city and Regi0nal Traffic sections 
generally agree with the recommendations of the B.A. 
Consulting traffic study which are matters that can be 
incorporated into any eventual secondary plan policies for 
the study area. Examples are: 

o lane configurations and controls as recommended. 

o a limit of 550,000 square feet of new office space south 
of Steeles Avenue prior to the c0mpletion of Malta 
Avenue to Steeles. 

o approval of development subject to necessary road 
connections such as the right in/out link to Hurontario 
street and access to Steeles opposite the Shopper's 
World entrance for development of the office component 
on Hurontario street. 

o funding of traffic signal instalJation at Steeles Avenue 
and Shopper's World entrance by the developer(s) . 

o funding for traffic signal relocation at Steeles and 
McMurchy by the developer(s) at site plan circulation 
stage. 

One comment of the Regional Traffic section is outstanding. 
They note that the widening of Steeles west of Hurontario is 
scheduled for 1999 and that this work is required to 
accommodate all development within the study area at a 
capacity state. The Region suggests that approval of this 
development proposal be witheld until satisfactory 
arrangements can be made to include the Steeles widening in 
the Region's five year major roa~ improvement program. 

Region staff speak to the complete buildout of the Fletchers 
Creek area. As the traffic consultant addressed the need for 
phasing development relative to the improvement of Steeles, 
it is highly unlikely that the area will buildout for some 
time to come. In addition, allowance can be made for a 
balance between the level of development and the improvement 
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of Steeles by imposing a condition of approval on 
developments that prior to the issuanl:e of building permits, 
satisfactory arrangements must be made with the Region 
regarding the widening of Steeles Avenue. Under this 
scenario it would be possible for developers, if at all 
necessary, to front-end the cost of Steeles Avenue upgrades 
in exchange for a credit towards the roads portion of 
Regional development levies. Such a requirement could be 
inserted as a secondary plan policy. 

Parkland Requirements 

Consideration of Development Concept 'I for the subject study 
area was also deferred so that the Parks and Recreation 

'Department could review and re-evaluate the parkland 
requirements for the study area. Basnd upon a projected unit 
yield of approximately 1870 high and nedium density dwelling 
units and 20 low density dwelling units in Development 
Concept 3 (Revised), the projected parkland dedication 
requirement is 6.2 hectares (15.3 acrns) using the City 
requirement of 1 hectare of parkland per 300 high/medium 
density dwelling units. 

In order to provide the desired facilities in the area, the 
Parks and ~ecreation Department requires a 2 hectare (5.0 
acre) neighbourhood park jn the vicinity shown on Development 
Concept 3 (Revised) and a 0.6 to 0.8 hectare (1.5 to 2.0 
acre) parkette on the west side of thn study area between 
Malta Avenue and the Fletchers Creek Valley. These locations 
have not changed since the original Duvelopment Concept 3 
with the parkette falling on Sheridan College lands and the 
neighbourhood park falling on Lots 12, 13 and 14 of Plan 347 
(Tri-Green and Barna). The neighboudlOod park will be in the 
order of 120 by 170 metres (400 by 550 feet) to obtain a size 
of 2 hectares (5 acres). 

If the city obtains 2.8 hectares (7.0 acres) of parkland out 
of the 6.2 hectares (15.3 acres) which is required, then 3.4 
hectares (8.3 acres) will be made up by cash-in-lieu payments 
from developers who are not fulfilling required land 
dedications. Developers conveying an amount of land greater 
than what their project dictates, will be compensated through 
the cash-in-lieu payments. 

other matters which the Parks and Recreation Department have 
requested be dealt with in the implementing official plan 
amendment include the conveyance of the Fletchers Creek 
Valley lands on the Sheridan College property and 
contributions to a future pedestrian 9rade separation at the 
Fletchers Creek Valley and Steeles Avenue. That portion of 
the Fletchers Creek Valley on the Sheridan property is the 
last missing link to the sUbstantial completion of the 
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Fletchers Creek Valley linear park sy!;tem. 1\s with city 
practice, as a condition of development approval, Sheridan 
College will be required to convey to the City valleylands 
abutting their lands within the study area and compensated in 
accordance with city policy. 

A further parkland requirement to be dealt with in the 
implementing official plan amendment LS also the future 
installation of a pedestrian grade separation at Steeles 
Avenue and the Fletchers'Creek Valley. As a condition of 
development approval, land owners within the study area will 
be required to contribute,to the futul~e construction of the 
subject pedestrian grade separation. Such construction may 
occur in conjunction with the wideninrJ and improvement of 
Steeles Avenue between Hurontario Str~~et and MCLaughlin Road. 

5.0 RECOMMENDATION 

IT IS RECOMMENDED THAT PLANNING COMMITTEE RECOMMEND TO CITY 
COUNCIL THAT: 

A. the report entitled "southwest Quadrant of Steeles 
Avenue. and Huront~::io street, FI(~tchers Creek Secondary 
Plan" and dated June 5, 1990 be eeceived; 

B. Development Concept 3 (Revised) be endorsed as the 
preferred development concept foe the subject study 
area; 

C. a public meeting be 'scheduled and held in accordance 
with city Council's adopted procedures to present 
Development Concept 3 (Revised) to landowners and 
residents in the area; and 

D. that subject to the results of the public meeting, staff 
be authorized to forward to city Council the appropriate 
official (secondary) plan amendment to implement 
Development Concept 3 (Revised) and among other matters, 
address the following: 

1. land uses within the study area be distributed as 
proposed by Development Concept 3 (Revised); 

2. the high density residential designations be 
developed at a base density of 40 units per net acre 
and that a bonus density to a maximum of 52 units per 
net acre be applied to projects ensuring the 
provision of 25 percent affordable housing or a 
lesser proportion of affordable housing in 
conjunction with other community objectives such as 
day care facilities; 
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3. the office commercial designal:ions within the study 
area be limited to a floor space index of 1.0 and 
that retail uses within office commercial development 
be limited to 10 percent of the gross floor area: 

4. a neighbourhood park of approximately 2.0 hectares 
(5.0 acres) and a parkette of 0.6 to 0.8 hectares 
(1.5 to 2.0 acres) be provided for in the study area, 
generally in the locations shown on Development 
Concept 3 (Revised): 

5. development approval conditions shall include the 
conveyance of valleylands in accordance with City 
policy and contributions to a future pedestrian grade 
separation at Steeles Avenue and the Fletchers Creek 
Valley: 

6. the capacity housing mix and density values for the 
Fletchers Creek South Secondary Plan. Area be adjusted 
as necessary to accommodate DHvelopme'nt Concept 3 
(Revised) ; 

7. the ability of the city to review any development 
proposal in the interests of comprehensive 
development or redevelopment, relative to the extent 
of land assembly within the study area and the size/ 
location of abutting properties; 

8. the recommended road network be implemented in the 
secondary plan in addition to any policies necessary 
to: 

• limit new office growth ~outh of Steeles Avenue 
to 550,000 square feet until Malta Avenue is 
complete to Steeles Avenue; 

• ensure developer contributions to road and 
intersection improvement~, including traffic 
signals as required; 

• convey certain road network and access 
restrictions such as no direct access to 
Hurontario street and th~ right in/out only at 
the intersection of Hurontario Street and the 
east/west internal street; 

• staging of internal road network in relationship 
to the progression of development, particularly 
the availability of access points to Steeles 
opposite the Shopper's World entrance and the 
right in/out access to Hurontario street for the 
office component within the study area; 
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• imposition of conditions to development approval 
whereby the ability of Steeles Avenue west of 
Hurontario to accommodat~ the additional traffic 
generated by the development proposal in 
question is considered and access restrictions 
to Hurontario street for the office commercial 
blocks; and 

• recover the costs of the comprehensive traffic 
study and reimburse the 1evelopers who front 
ended the study by inclusion of a best efforts 
clause to impose a ~ost per acre on non­
contributing developers eor their portion of the 
traffic study costs upon development approval. 

ResP(;'tfuIIY sUbmi~ted. 

carl 13 
Policy 

n A. Marshall, M.C.l.P. 
missioner of Planning and 

Development Department 

W. Winterhalt, Director 
PlannLng Policy and 
Research Division 

CB/jo 
Fletchers 
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The Mayor and Members of Council ':,Ie No. 
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JUN 22 1990 -r /10 ILl. I! 
FROM: The Development Team 

RE: Traffic, Density and Bonusing Considerations 
Southwest Quadrant of Steeles Avenue and 
Hurontario street REO. No.: 
Fletchers Creek Secondary Plan & city South ~J 
Our File Number: SP24 & T1W14.11 

EXECUTIVE SUMMARY 

Senior staff are concerned about a number of aspects of the 1990 
06 18 Planning Committee recommendation to increase apartment 
densities to 65 units per acre (i.e. beyond a recommended level 
of 52 u. p. a.) in the southwest quadrant of Steeles Avenue and 
Hurontario Street and to reference bonusing to the provision of 
sportsplexjrecreation facilities, daycare facilities and 
architectural guidelines rather than to the provlsl0n of 
affordable housing and daycare facilities as recommended in staff 
reports. 

with respect to density levels, the June 5, 1990 staff report 
clearly indicated that apartment developments at a maximum of 52 
units per acre subject to bonusing (with the proposed office 
component) would yield the lowest acceptable level of service for 
ultimate traffic projections and are consistent with the 
desirable planning objectives for the area. 

The barely adequate level of service associated with a maximum 
apartment density of 52 u.p.a. is equivalent to the low end of 
Level of Service 'E' or a volume to capacity ratio (v/c) of 0.90 
- 0.93 compared to a normal ideal of Level of Service '0' or a 
vjc ratio of 0.80 - 0.85 (see attached descriptions of level of 
service) . 

Density bonusing should be based on appropriate guidelines to 
ensure that sound planning and municipal administration 
principles are upheld. Bonusing for a sportsplex or other 
recreational facilities or "architectural guidelines" is 
inappropriate without further comprehensive study. 
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. . ". Bonus1ng 1S a reasonably well establ1shed and supportable way of 
achieving affordable housing objectives and ought to be 
reinstated as a mechanism for the subject area. with respect to 
all of the bonusing items proposed, it is essential that broad 
bonusing guidelines be established for the city as soon as 
possible. 

to the 
ave been 

area. 

Traffic signals are not helpful nor technically required at the 
intersections of Malta Avenue with the east-west internal road 
and with Sir Lou Drive. 

Based on the foregoing, this report recommends that Council: 

o adopt the original recommendations in the staff reports 
dated June 5, 1990 (Fletchers Creek) and June 12, 1990 
(City South Limited) dealing with the subject matters, 
and 

o strike a working committee to formulate a comprehensive 
bonusing policy for the city as soon as possible and 
prior to the initiation of individual negotiations. 

1. Introduction 

A staff report dated June 5, 1990 dealing with and 
containing recommendations respecting the subj ect matters 
was considered by Planning Committee at its meeting of 1990 
06 lB. Among the recommendations of that report were the 
following: 

C.2 

C.B(b) 

"the high density residential designations be 
developed at a base density of 40 units per 
net acre and that, a bonus density to a 
maximum of 52 units per net acre be applied to 
projects ensuring the provision of 25 percent 
affordable housing or a lesser proportion of 
affordable housing in conjunction with other 
community objectives such as day care 
facilities;" 

"ensure developer contributions to road and 
intersection improvements, including traffic 
signals as required;" 

The recommendation as adopted by Planning Committee 
contained the following revised versions of sections C.2 
and C.8(b): 
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C.2 "the hi~h density residential designations be 
developed at a density range of approximately 
40-65 units per acre and that staff prepare an 
amendment to provide flexibility with respect 
to bonusing from 40 to 65 in conjunction with 
fiscal support of community objectives such as 
sportsplex/recreation facilities and daycare 
facilities in the area and architectural 
guidelines;" 

C.8. (b) "ensure developer contributions. to road and 
intersection improvements, including traffic 
signals as required including: 

Steeles/McMurchy 

Internal Road/Malta 

Malta/sir Lou Drive;" 

The city South application (T1W14.11) was also approved, 
contrary to the staff recommendation in a report dated June 
12, 1990, to permit densities up to 65 units per acre in 
exchange for fiscal support for community objectives. The 
recommendation reads: 

"That a public meeting be held with respect to the 
proposed application and that staff prepare an 
amendment to provide flexibility with respect to 
bonusing up to 65 u.p.a. with fiscal support to 
community objectives such as sportsplex/recreation 
centre in the area and in consideration of 
architectural guidelines." 

senior staff are very concerned about a number of aspects 
of the above referenced portions of the Planning committee 
recommendations respecting the subj ect area. The primary 
concerns relate to: 

o Density Levels 

o Traffic Implications and Levels of Service 

o Overall Aspect of Density Bonusin~ 

o Bonusing for Affordable Housing 

o Architectural Guidelines and Bonusing. 

The purpose of this report is to describe and discuss the 
staff concerns respecting each of these aspects of the 
Planning committee Recommendation and to request council to 
take them into account before making a final decision 
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respecting the density, bonusing, and 
measures appropriate to the subject 
Fletchers Creek South Secondary Plan. 

2. Density Levels 

traffic 
portion 

control 
of the 

The staff recommendation provided for densities of 40 
u.p.a. up to 52 u.p.a. through bonusing for affordable 
housing or other community obj ecti ves such as day care 
facilities. ,This recommendation evolved from planning 
considerations and" the comments of Regional and City 
Traffic staff. The Regional traffic comments recommended 
40 u.p.a. with an office component or 60 u.p.a. without an 
office component. The City traffic comments recommended 
50 u.p.a. with an office component which represented the 
lowest acceptable level of service for ultimate traffic 
projections. with street intersections along Hurontario at 
poor service levels, a density of 50 u.p.a. will provide 
somewhat of a "cushion" at those intersections to maintain 
more acceptable operation of the intersections. 

There is an emerging predominance of high density 
residential units in the Fletchers Creek South Secondary 
Plan Area compared to the original secondary Plan which 
provided for 20-30% of units in the high density form. At 
50 u.p.a., high density units represents 44 percent of all 
dwelling units in Fletchers Creek South and the gross 
residential density is 11. 2 units/gross residential acre. 
The density target in the original Secondary Plan is 10.5 
units per gross residential acre. At 60 u.p.a. high 
densi ty units represent 47 percent of total units and a 
gross density of 11.8 u.p.a. 

Existing high density sites in Fletchers Creek South have 
been developed at 40-50 u.p.a. which establishes a 
reasonable precedent for the area. A density of 50 u.p.a. 
will still maintain the gateway concept and give vertical 
definition to the area but not represent such an intense 
level of development. Densities of 60 u.p.a. may lead to 
excessive building heights given gross and ground floor 
areas and development site configuration. In the subj ect 
area, only the Peel Non-Profit development on Sir Lou Drive 
(67 u.p.a.) exceeds 50 u.p.a. The PNPHC project is on a 
small site, is only a 9 storey building, the floor space 
index (Ls. i.) is comparatively low (because of the small 
units) and it has a less stringent parking standard. The 
locationaly best site (City South) in the area was 
originally processed at a density of 50.6 units per acre. 
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3. Traffic Implications and Level of service 

The report entitled "Traffic Impact Analysis of Secondary 
Plan No. 24: Southwest Quadrant of Steeles and Hurontario" 
by B-A. Consulting Group Limited makes reference (page 22) 
to using the Canadian Capacity Guide to determine the 
capacity of signalized intersections. It also (page 30) 
claims that a traffic volume to capacity (vjc) ratio of 
less than or equal to 0.95 -is a level which is acceptable. 
The disagreement '(if Brampton' and Peel staff with the 
conclusions of the B-A consulting Group study stems 
primarily from an objection to that claim. 

The attachment entitled "capacity Analysis at Signalized 
Intersections" is extracted from the 1987 "Downtown 
Transportation and Parking Study" by Marshall Macklin and 
Monaghan. The latter study used the same Canadian capacity 
Guide Saturation Flow Method to calculate intersection 
capacity and recommended road improvements that achieved an 
intersection service level of '0' or better. 

Similarly, the matter of an appropriate level of service is 
addressed in two recent studies completed for the City by 
the Proctor and Red1::ern Group, namely the "Brampton 
Secondary Plan No. 28 ~Transportation Study" and the "city 
of Brampton Highway.7 Bypass Feasibility Study". The 
General Stage report .:of September, 1987 for the former 
study notes (page 3-5) that the practical road capacities 
used in the transportation model for that study represent a 
level of service '0'. The June, 1989 report for the latter 
study contains the statement (pages 16 and 32) that: 

"As a target, the maximum desirable vlc ratio should be 
0.8 which represents a design level of service D, 
although vlc ratios from 0.80 0.90 would be 
acceptable if no other solutions are available." 

The above noted Marshall Macklin Monaghan and Proctor 
Redfern Group studies adopt level of service '0' or a vjc 
ratio of 0.8 as an appropriate target and vjc ratios in the 
range of 0.8 - 0.9 as tolerable only if no other solutions 
are available. In the case of the Highway 7 Bypass study, 
grade separated improvements are recommended to achieve vjc 
ratios at or below the mid range of level of service '0' 
(i.e. at 0.85 or less). 

The claim in the B-A Consulting Group report that a vjc 
ratio of 0.95 (i.e. the mid range of level of service 'E') 
is acceptable is not tenable. To quote from the attached 
extract from the Marshall Macklin Monaghan study, level of 
service 'E' represents a situation with "long queues of 
vehicles waiting upstream of the intersection and delays to 
vehicles may extend to several signal cycles." 
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The recommendation By Brampton and Peel staff 
apartment densities to 52 units per acre 
intended to keep volume to capacity (v/c) 
exceeding the barely tolerable lower portion 
of service 'E' range (i.e. 0.90-0.93). 

4. Density Bonusing 

to limit the 
or lower is 
ratios from 

of the level 

The statutory basis for the use of density bonusing is 
contained in section 36 of the Planning Act, 1983. In 
essence that section allows,~a municipality to pass a zoning 
by-law: 

o to "authorize increases in the height and density 
of development otherwise permitted by the by-law", 

·"i~ return for the provision of such 
facilities, services or matters as are set out 
in the by-law", and 

"provided that there is an official plan in 
effect containing provisions relating to the 
authorization of increases in height and 
density of development." 

The above quoted bonusing provisions of the Planning Act 
are devoid of specific limitations on the extent of 
bonusing or on the range and extent of the facilities, 
services or matters than can be requested in return for 
bonusing. However, careless appl ication of the bonusing 
powers could easily violate basic planning principles, 
establish undesirable precedents and/or lead to inequity in 
municipal administration. 

Based on a review of several articles, reports and OMB 
decisions dealing with or related to the use of the 
bonusing provisions of the Planning Act, staff have 
concluded that the following guidelines for the use of 
bonusing are appropriate to ensure that sound planning and 
municipal administration principles are upheld: 

a} Density bonusing should be based on comprehensive 
official plan policies that prescribe where extra 
density can and ought to be accommodated in various 
areas of the city. 

b} The city should not offer bonuses for "facilities, 
services and matters" to which it is already 
lawfully entitled. 
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c} Bonuses shouJ-d be comprehensively addressed in an 
Official Plan so as to be available on a consistent 
and equitable basis °to all landowners in similar 
circumstances. 

d} A bonus facility should be in some way' relevant to 
the development being bonused or the area of the 
City being developed. 

e} A sophisticated bonusing policy will probably have 
to includa. some mechanism of rendering bonus 
11 facil i ties, serv ices and matters 11 comparable 
between separate projects so that equity can be 
determined and the bonus conferred related to the 
advantage received. 

f) Where a cash in lieu payment is used, the cash 
should be related to a specific project which can 
be defined as to location, cost and commencement of 
construction. 

g) Facili ties, services or matters provided in 
exchange for height and density bonuses should be 
related to the physical character of the municipal 
environment (i.e. capital cost items) rather than 
be in the form of operating grants for services 
such as day care centres, drop- in-centres, mental 
health councillors, etc. 

The reference to the use of bonusing in the Planning 
commi ttee Recommendation quoted above respecting the 
Southwest Quadrant of Steeles Avenue and Hurontario Street 
(Fletchers Creek Secondary Plan) runs contrary to a number 
of these guidelines. The recommendation proposes bonusing 
in return for "fiscal support for community objectives such 
as sportsplex/recreation facilities and daycare facilities 
in the area and architectural guidelines." 

Firstly, with reference to guideline a) above, the proposed 
bonusing can not be based on official plan policies that 
can properly indicate that the bonused density (i. e. 65 
u.p.a.) can or should be accommodated in the subject 
portion of the Fletchers Creek area since staff's technical 
opinion is that it can not be accommodated with respect to 
traffic service. 

with respect to guideline I:), recreation facilities are 
items to which the city 1S already wholly or partly 
entitled by use of the parkland dedication provisions of 
the Planning Act (Sections 41, 50 and 52) and the capital 
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Contributions Policy (i.e. levies). This interpretation is 
reinforced by the specification of those costs that are 
subject to levy in the new Development Charges Act. That 
act' defines "net capital cost" as excluding "capital 
grants, subsidies and other contributions". It may be that 
a portion of bonuses for recreational facility items (and 
other items covered under Development Charges By-laws) 
would have to be subtracted from what would otherwise be 
levied. 

Architectural guidelines also fall into this category of 
matters which the City can already substantially address by 
lawful means. A subsequent section of this report 
addresses this matter of architectural guidelines in more 
detail. 

Guideline c) suggests that a bonus should be available on a 
consistent and equitable basis to all landowners in a 
similar circumstance. Is the City now prepared to bonus 
all apartment developments in the City to 65 u.p.a. 
regardless of adverse traffic impacts as in this case? The 
implications of this precedent should not be regarded 
lightly. 

Guideline f) is a most troublesome one with respect to the 
proposal to bonus for a sportsp1ex, since that facility is 
not an approved project and can thus clearly not be defined 
as to location, cost and commencement of construction. 

The proposal to bonus in exchange for the provision of 
daycare facilities arising out of discussions related to 
the Finer/Trigreen application shares some of the pitfalls 
that apply to recreational or other items. However, 
daycare facilities are not a city levy item and in the 
subject case, a local need has been identified by the YMCA. 
It would nevertheless be prudent to formulate general 
policies respecting bonusing for daycare before specific 
negotiations with developers are initiated. 

In fact on a general basis and with respect to most of the 
bonusing facilities/matters discussed herein (i.e. 
affordable housing, daycare, recreation facilities and 
architectural guidelines/amenities) it would be wise (for 
the reasons noted above) to formulate a careful and 
comprehensive City bonusing policy as soon as possible. 

5. Bonusing for Affordable Housing 

A strategic Plan Initiative to achieve 
affordable housing is to explore an 
bonusing policy by August 1991 that 
construction of affordable housing 

an objective of more 
appropriate density 
may facilitate the 

units. Examples of 
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bonusing in exchange'for affordable housing are evident in 
Montgomery county (Maryland) whereby local housing 
authority stock and affordable housing constitutes 15 
percent of total new units through a 22 percent increase in 
density (for developments greater that 50 units). 

Another consideration is that the Ministry of Municipal 
Affairs is responsible for the final approval of official 
plan amendments. Municipalities must have regard for the 
Housing Policy statement and provide for the "opportunity" 
to meet the 25 percent affordable housing objective. 

Recently, in the case of official plan amendment 169 (Kodak 
Lands), the Ministry refused to approve the OPA until the 
City was satisfied that the developer would provide 25 
percent affordable housing. This led to the development of 
a draft agreement between the developer, city and PNPHC to 
guarantee that 25% of the units within the 1400 unit 
subdivision will be affordable. It is probable that the 
Province will request c'ompliance with the 25 percent 
affordability objective in the OPA to implement the subject 
secondary plan review since it accounts for a total of 2100 
dwelling units. 

6. Architectural Guidelines & Bonusing 

The City practices a certain amount of architectural 
control through the site plan approval process. Basic 
standards required upon site plan approval are: wrought 
iron fence, 60% landscaping, screening of parking areas, 
and street trees. 

other amenity features such as tennis courts and recreation 
facilities are a necessary marketing feature for the 
developer in selling the units. 

There may be some opportunity to bonus for justified 
architectural features such as a terraced roof garden, 
sloped roof, large fountain or waterfall and tinted glass. 
However it will be a very difficult task to accurately 
quantify design features/appearance with the value or 
opportunities created by bonusing. In some instances it is 
questionable whether bonusing for architectural features 
would benefit the community as a whole or the specific 
project involved. 

with the variety of concerns, the concept of bonusing for 
architectural guidelines (i.e. on-site amenities and design 
features) needs to be further clarified and studied. 
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7. Conclusion 

The maximum apartment density of 52 units per acre subject 
to bonusing as recommended in the June 5, 1990 staff report 
is judged to be the highest level that can be adequately 
serviced by the road system. This "adequate" service is 
already calculated to be at the low end of Level of Service 
'E', a level that is already beyond the normal ideal of a 
0.80 - 0.85 v/c ratio (i.e. Level of Service '0'). 

Apartment density levels beyond 52 units per acre are not 
required to achieve any of the desirable planning 
objectives for the Fletchers Creek South area. 

It is at least premature and may be inappropriate to­
propose density bonusing related to a sportsplex (a project 
that has no official endorsement or status) or other 
recreational facili ties wi thout further comprehensive 
study. 

Bonusing for "architectural guidelines" is not reguired, 
although bonusing for added amenities and design features 
could be considered, but ideally only as part of an overall 
city wide policy study. 

Bonusing is a 
mechanism for 
ought to be 
subject area. 

reasonably well established and supportable 
achieving affordable housing objectives and 
reinstated as a condition related to the 

Daycare facilities are not a city levy item and bonusing 
for day care may facilitate the provision of a day care 
centre for the McMurchy Street Y.M.C.A. (Finer/Trigreen 
application) . 

With respect to all of the bonusing facilities or matters 
discussed herein (i.e. recreational facilities, 
architectural guidelines/amenities, affordable housing and 
daycare) and others that may be proposed, it is essential 
that broad bonusing guidelines be established for the city 
as soon as possible, and certainly prior to the initiation 
of specific bonusing negotiations with individual 
developers. 

It should also be clearly recognized that bonusing in any 
of the forms discussed herein (including the original staff 
proposal) provides no relief or solution to the fundamental 
traffic servicing constraints that have been identified and 
forecast for the subj ect portion of the Fletchers Creek 
South area. 

-'~"- ... -
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There is no technical basis for requlrlng traffic signals 
at Malta Avenue and the east-west internal road or at Malta 
Avenue and Sir Lou Drive, nor do such measures contribute 
in any way to lessening traffic problems at the 
intersections along Hurontario Street and steeles Avenue. 

8. Recommendation 

IT IS RECOMMENDED THAT CITY COUNCIL: 

1. rescind the Planning Committee recommendations of June 
18, 1990 numbered P1l1-90 (Fletchers Creek South 
Secondary Plan) and Pl16-90 (City South Limited) and 
adopt the recommendations as contained in the original 
staff reports dated June 5, 1990 (Fletchers Creek) and 
June 12, 1990 (city South Limited); and 

2. strike a working committee of council and staff members 
to research and develop a comprehensive density 
bonusing policy dealing with a broad range of 
facilities and matters including affordable housing, 
daycare, recreational facilities and architectural 
amenities for implementation in the City as quickly as 
possible, prior to the initiation of specific bonusing 
negotiations with individual developers. 

Respectfully submitted, 

Members of the Development Team 

n A. Marshall, M.C.I.P. 
mmissioner, Planning and 

Development 

,&3//2,--/~ 
_,A. Solski, Chief Administrative 

Orficer 

D. Gordon, Commissioner, 
community services 

CB/am/bonusing 

L. Koehle, cqmm'ssioner of 
Public ~rKS" an Building 

// 

// 
/ 

Solicitor 
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CAPACITY ANALYSIS AT SIGNALIZED INTERSECTIONS 

\ 

The capacity of signalized mtersections has been determined on the basis of the Saturation 

Flow Method taken from the Canadian Capacity Guide for Signalized Intersections, First 

Edition, Institute of Transportation Engineers, February 1984. 

To assist in clarifying the arithmetic analysis associated with traffic engineering, it is 

often userul to refer to "Level of Service". The term, Level of Service. implies a qualitative 

measure of traffic now at an in,tersection, It is dependent upon v~hicle delay and vehicle 

queue lengths at the approaches. The Level of Service is often calculated in terms of 
) 

the ratio between traffic volumes and approach capacities. The following table describes 

the characteristics or each level: 

Leve 1 Peatures 
oC 

Service 

A A t this I eve I or service, a 1 most no signa 1 phase is 
fully utilized by traUic. Very seldom does a vehicle 
wait longer than one red indication. The approach 
appears open, tu.-ning movements are easily made and 
drivers have freedom ot operation. 

D A t this 1 eve I, an occasiona I signa I phase is (u II Y 
uti I ized and many phases approach fu II use. Many 
drivers begin to fee I somewhat restricted within 
platoons of vehic-les approaching the intersection. 

C At this level, the operntion is stable though with 
more frequent fully utilized signal phases. Drivers 
(ee 1 more restric led ang oc;casionall y may ha ve to wai t 
more than one rE'd signa 1 'ind(calion, and queues may 
deve lop behind turning vehic I es. This I eve 1 is 
normally emplo~ed in urban intersection design. 

OAt this ] eve I, the motorist experiences increasing 
restriction and instability of flow. There are 

E 

P 

substan tial de I ays to approaching vehicl es during 
short peaks within the peak period, but there are 
enough cycles with low.er demand to permit occasional 
clearance of developing queues and prevent excessive 
backups. 

At this level, cllpacity if reached, There are long 
queues of vehic I('s waiting upstream of the intersection 
and de I ays to vehic I es may extend to severa 1 signal 
cycles. 

At this level, sl:,turation occurs, with vehicle demand 
.exceeding the aVllilable capacity. 

VIC Ratio 

0-0.59 

0.60-0.69 

0.70-0.79 

0.80-0.89 

0.90-0.99 

1.00 or greater 
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Office of the Commissioner of Planning & Development 

June 13, 1991 

The Chairman and Members of Planning Committee 

Planning and Development Department 

RE: Southwest Quadrant of Steeles and Hurontario Street 
Part of Lot 15, Concession 1 W.H.S. 
(FORMER TOWNSHIP OF TORONTO) 
FLETCHERS CREEK SOUTH SECONDARY PLAN 
Our File Number: P25S-024 

1.0 INTRODUCTION 

A portion of the Fletchers Creek South Secondary Plan Area 
has been the subject of a secondary plan review. The study 
area is approximately 65 acres in area situated ~n the 
southwest quadrant of Hurontario Street and Steeles Avenue, 
and bounded in the west by the Fletchers Creek Valley. The 
secondary plan review was necessary in light of the 
inconsistency of a number of development applications with 
the Fletchers Creek South Secondary Plan. 

Subsequent to the necessary public meeting (July 4th, 1990) 
for the above noted matter, city Council adopted the attached 
resolution at their meeting of August 22nd, 1990 .. The 
resolution approved a development concept (Concept 3 Revised 
as attached) for the study area which is subject to a review 
of the appl icable secondary plan. The resolution of city 
Council directed that the implementing Official Plan 
amendment contain density bonusing policies permitting 
residential development from 40 to 65 units per net acre and 
office development up to a coverage of 1.0 times the lot area 
(f.s.i.). 

This report summarizes the progress of efforts to implement 
city council's resolution and seek Council direction in 
respect of the maximum residential density to be permitted 
without bonusing. In lieu of bonu~ing, there is a commitment 
by the affected developers to contribute to the 
implementation of the Hurontario Creek gateway concept. 
There are basically four outstanding issues that need to be 
addressed, these being; density bonusing, permitted 
development densities within the subject area, parkland 
requirements and City Council's policy for the phasing of 
residential development. 
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2.0 DENSITY BONUSING PROVISIONS 

The original amendment proposed for the subject development 
area proposed density bonusing up to 52 units per acre in 
exchange for the provision of affordable housing in 
accordance with the draft Provincial Policy statement on 
Housing. When city council approved Development Concept 3 
(Revised) for the subject area the achievable density through 
bonusing became 40 to 65 units per net acre and the concept 
of bonusing was'£xpanded to include other considerations such 
as the provision of road improvements, recreation facilities, 
architectural excellence and the gateway ,improvement program 
for Hurontario street so~th of Steeles Avenue. 

A committee of Council and staff members was struck to 
investigate density bonusing and to develop a comprehensive 
policy. staff developed a draft density bonusing policy 
specifically for The Fletchers Creek South development area 
despite the: many administrative and philosophical 
difficulties with the whole concept of density bonusing. In 
addition, the 'Ministry of Municipal Affairs has indicated 
that site or .area-specific density bonusing policies in 
Official Plans will no longer be considered; but rather 
municipalities will be required to formulate comprehensive 
bonusing policies covering the entire municipality. 

After discussions of the draft policy involving the ward 
alderman, area developers and staff, it was concluded that it 
was not practical or possible to implement density bonusing 
at this time in the Fletchers Creek area and that area 
developers 'would otherwise contribute to the gateway 
improvement program on a voluntary basis through eventual 
development approvals. It was also concluded that the 
pursuit of any density bonusing policy in the City would have 
to await the conclusion of the Development Charges Act 
exercise because of the potential for conflict between 
bonusing policies and any new development levy structure. 

As a result of the above, staff are requesting that the 
implementing amendment for Fletchers Creek South not contain 
density bonusing policies and that as a condition of 
development approvals, developers be requested to contribute 
their fair share to the gateway improvement program for 
Hurontario street South of Steeles~ Cost estimates for the 
program have been in the neighbourhood of $550,000 which 
would translate to approximately $8,500 per gross acre for 
applications within the study area.' 



- .3 -

3.0 PERMITTED DEVELOPMENT DENS1TIES 

The original staff position on development densities for 
Development Concept 3 (Revised) was 52 units per net acre for 
high density residential uses and that office development 
could achieve a coverage of 1.0 times the lot area (floor 
space index). 

staff realize that Council previously resolved that up to 65 
units per acre was an _acceptable density for residential 
development in the area despite the concerns of the Public 
Works Department'with available capacity ,on the road network 
in the area. with -respect to dens i ty bonus ing , the 
developers have agreed - to voluntarily contribute to the 
gateway improvement program for Hurontario street South of 
Steeles Avenue and contend that they should still be 
permitted maximum residential densities of 65 units per net 
acre. staff continue to hold their position on 52 units per 
acre based on traffic concerns that were set out in detail in 
previous reports. In the view of city staff, contributions 
to the gateway program do not justify a disregard for the 
traffic problems that are inherent in permitting development 
densities of 65 units per acre within the study area. 
Bonusing and traffic are two separate issues to be dealt with 
and Planning Committee, ,direction is requested in this regard. 

The decision in respect of residential densities affects the 
following current development applications: 

o 756277 ontario Inc. (north-west corner of Sir Lou Drive/ 
Hurontario) . 

o TriGreen/Finer (south-east corner Steeles/north-south 
internal gate). 

o city South (north-west corner Malta Avenue/Ray Lawson 
Boulevard) . 

In the view of planning staff, the city south application 
should be considered independently of Fletchers Creek South 
Secondary Plan Review Study Area. The city South property 
was proceeding as a separate matter until it appeared at 
Planning Committee at the same time as the final Fletchers 
Creek Secondary Plan report and thus became mired in the 
density bonusing issue. The City south application is 
removed from the study area and was the subject of a separate 
planning report, traffic study and Council decision. This 
property started with a base density of 50.6 units per net 
acre, and was approved-in-principle by city Council on the 
basis of an application for 63. 2 units per net acre. In 
addition, any official plan amendment to implement 
Development Concept 3 (Revised) may be subject to objections 
to the ontario Municipal Board which have absolutely no 
bearing on development of the city South high density 
residential site. 
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Also of note for the interest of Committee, a rezoning 
application has been received for lots 7, 8, 9 and 10 in Plan 
347 which is the proposed office commercial block at the 
southwest corner of Hurontario street and the east/west 
collector road interval to the study area. Although the 
draft official plan amendment proposed 1.0 times coverage for 
this office block, the proponent seeks 2.5 times coverage 
with full turning movements at the intersection of Hurontario 
and the east/west interval road. Department of Public Works 
position on this intersection has been that it be restricted 
to right in/out movements only. It is recommended that these 
issues be dealt' with through the site specific rezoning 
application rather than become an issue to be resolved 
concurrent with the official plan amendment for the entire 
study area. 

4.0 PARKI.J\.ND REQUIREMENTS 

Of further issue in the study area has been the provision of 
parkland in the area with none of the landowners wanting to 
provide parkland and the Parks Departmerit having concerns 
about providing sufficient parkland for approximately 2000 
high density dwelling units. Based upon a parkland 
requirement of 1 hectare per 300 high or medium density units 
and Development Concept 3 (Revised) the following parkland 
requirements are estimated for development densities of 52 
and 65 units per acre: 

o (52 upa) 1870 units = 6.23 hectares (15.4 acres) required 

o (65 upa) 2320 units = 7.73 hectares (19.1 acres) required 

To provide the desired recreation facilities in the immediate 
study area, the city seeks a 2 hectare (5.0 acre) neighbour­
hood park and a 0.81 hectare (2.0 acre) parkette in the 
locations shown on Development Concept 3 (Revised). The 
neighbourhood park is in the order of 120 by 170 metres (400 
by 550 feet) and is located on the south half of Lots 12, 13 
and 14 in Plan 347 (Tri-Gr~en and Barna). The 2 acre 
parkette is situated on Sheridan College lands between Malta 
Avenue and the Fletchers Creek Valley and will provide access 
to that natural feature. 

The required parkland conveyances totalling 2.81 hectares 
(7.0 acres) creates a parkland deficiency of 3.42 hectares 
(8.45 acres) under the 52 upa scenario and 4.92 hectares 
(12.16 acres) under the 65 upa scenario. In order to make up 
the parkland deficiency, developers within the study area 
will be required to: 
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1. pay cash-in-lieu of parkland to make up the difference 
between requi~ed and actual dedication; and 

2. provide on-site recreational amenities in conjunction 
with high density residential developments. 

The establishment of 2.81 hectares (7.0 acres) of park within 
the study area in conjunction with cash-in-lieu of parkland 
payments which will be applied to other public recreational 
projects in the vicinity and the requirement of on-site 
recreational amenities will ensure that the future residents 
of the study'" area will have adequate recreational 
opportunities within their neighbourhood. 

other matters which will be dealt with in the implementing 
official plan amendment will include the conveyance (or 
leasing) of the Fletchers Creek Valley on the Sheridan 
College property and contributions to a future pedestrian 
grade separation at the Fletchers Creek Valley and Steeles 
Avenue. The grade separation will be realized when Steeles 
Avenue, and the bridge over the Fletchers Creek Valley, are 
improved to accommodate a 6 lanes of traffic. These matters 
were previously confirmed by Planning Committee and City 
Council in earlier consideration of development policies for 
the subject study area. 

5. 0 PHASING OF RESIDENTIAL DEVELOPMENT POLICY 

Subsequent ,to the imposition of a resid~ntial development 
freeze in the fall of 1990, city council lifted the freeze in 
favour of a "first-come, first-served" strategy based for 
road capacities within identified development phasing areas. 
The relevance of the phasing strategy to this matter is that 
future development in Brampton South/Fletchers Creek 
Development Area has already exceeded transportation related 
capacity. Capacity for the area is pegged at 21,682 dwelling 
units whereby commitments (existing units, draft approved 
units and zoned units) already total 22,282 units within the 
subject phasing area. Properties within the subject study 
area are not recognized as having "committed" status in the 
ci ty' s approval process. Al though many properties in the 
subj ect area are proceeding with development applications, 
the residential properties would be not allowed to proceed 
under the phasing strategy. 

staff are of the opinion that rezoning applications can 
continue to be processed once the draft official plan 
amendment is adopted by city Council. However, zoning would 
have to be implemented with an "H" (holding) category and the 
relevant applications be lined up on a "first-come, first­
served" in accordance with the phasing policy unless City 
Council decided to lift or alter the phasing strategy for the 
Brampton South/Fletchers Creek Development Area. 
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6.0 CONCLUSION 

It is concluded that the implementation of a density bonusing 
policy is not practical or possible in the Fletchers Creek 
Area at this time. Therefore, staff request that a draft 
official plan amendment without a density bonusing provision 
be forwarded to city council for adoption to implement 
Development Concept 3 (Revised) for the southwest quadrant of 
Steeles Avenue and Hurontario Street. Affected applicants 
have agreed to contribute to the gateway improvement program 
on a fair share basis. 

staff continue to recommend a maximum residential density of 
52 units per acre and a maximum office commercial coverage of 
1.0 times lot area based upon the implications for traffic 
problems within the area; whereas Council has approved a 
density range of 40-65 units per acre, with density bonusing. 
Direction as to the maximum residential density without 
density bonusing, is requested. 

Parkland requirements have been reaffirmed by the Parks and 
Recreation Department as a 2.0 acre parkette and 5.0 acre 
neighbourhood park in the locations shown on Development 
Concept 3 (Revised). Parkland deficiencies will be made up 
by cash-in-lieu payments and the provision of on-site 
recreational facilities in conjunction with high density 
residential development. 

The residential development phasing strategy precludes the 
construction of any residential dwelling units within the 
subject study area and that the relevant development 
applications seeking zoning approvals could be processed and 
zoned with an "H" (Holding) category in place until the 
issues of available road capacity and the phasing strategy 
are resolved. 

7.0 RECOMMENDATION 

rr IS RECOMMENDED THAT PIJ\NNING COMMITTEE RECOMMEND TO CITY 
COUNCIL THAT: 

1. This report be received; and 

2. That direction be given in respect of maximum residential 
densi ties for the southwest quadrant of Steeles Avenue 
and Hurontario Street on the basis that: 

(a) a density bonusing policy not be implemented at this 
time for the subject area; 
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Holdings, stated that his client basically ~greed with the 
proposed Secondary Plan revisions which would permit office 
commercial development along the west side cif I1urontario Street, 
south of Steeles Avenue. Mr.,·Davis, repres0nting Tri-Green 
Developments (M. Finer) and 756277 ontario l.lmited, stated that 
both of his clients wanted· additional clens.ii.y to the 50 uni·ts per 
net residential acre as propos~d by the sta1f report dated 
February 28, 1989. Tri-Green Developments jG seeking approval 
for 783 dwelling units and 756277 Ontario Limited is scekinq 
approval for 240 dwelling units. Staf f cannot s,upport density 
increases in excess of 50 units per net residential acre for this 
area based on reasoning expressed in the report dated February 
28, 1909. If committee is of' a mind to permit greater densities, 
then the possibility of developer concessions (i.e. affordable 
units) for the extra density should be considered and explored. 

Lastly, a written submission from Sheridan College was received 
and ,'attached to the minutes of the public m(·eting. The letter 
offers the following comments: 

1. that the College will develop' high rir:e student 
accommodations at the southwest corner of Steeles Avenue 
and McMurchy Avenue Extension (Malta Avenue) and would like 
assurances that all services ar~ avaiJable to the site: 

2. the College's under.standing was that 1 he McHurchy Avenue 
Extension (Malta Avenue) was entirely off thejr property 
and that given the amount of land available for development 
in the northeast corner of the property, they can ill 
afford to permit a city street in the area: 

3. vehicle access is essential to either steeles Avenue or the 
McMurchy Avenue Extension (Malta Avenue), and 

4. as the College wishes to develop high density residential 
uses at the southwest corner of Steelcs Avenue and Malta 
Avenue, they would prefer to see high density development 
remain on adjacent properties to the east (i.e. lot 18 and 
17, Plan 347). 

If the College wishes to develop a high density residential 
development for student accommodations at the southwest corner of 
Steeles Avenue and Malta Avenue, then any application by them 
would be considered on its merits. However, such a development 
would comply with the concept which a number of people seem to 
support for the south side of SteeleG, we~t of IIurontario street. 
Full services are available in the area however Sheridnn College 
would bring them to their site at their own expense. The College 
is dismayed that Malta Avenue is shown on their lands but from 
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staff's viewpoint, it always has been. Obvjously Malta Avenue 
can only intersect with steeles'Avenue direc"tly oppositn to 
McMurchy Avenue on the north side of Stecles to provide 
appropriate intersection spacinq and traffic light control. 
Since neither McMurchy Avenue or tile Sheridan College lands have 
ever been moved, Malta Avenue (McMurchy ~treet Extension) has 
always been envisioned on Sheridan College property. Vehicle 
access to the northeast corner of the Sheridan College property 
would be available to Malta Avenue at an adC'quate distance south 
of the Steeles Avenue intersection .. The opinion, of the College 
that the south side of Steeles Avenue, cast of Malta Avenue, 
should be developed for high densjty residential uses coincides 
with the opinion of others on this matter. 

Conclusion 

There are many different opinions on how the' southwest quadrant 
of Steeles "Avenue"and'IIurontario street should be developed. The 
general feeling at the public meeting was that the south side of 
steeles Avenue between Malta Avenue and J[urontario Street should 
be developed for high density residential purposes. This largely 
agrees with Development Concept 1 (copy attached) which was 
originally proposed in a report dated February 16, 1909. 
Development Concept 2 (copy B"'C.tached) is the proposal which 
Planning committee forwarded to the Public Meeting. 

Recommendation 

IT IS RECOMMENDED THAT PUNNING COMMITTEE: 

1. give staff direction regarding the preferred development 
concept for the southwest quadrant of Steeles Avenue and 
Hurontario Street. 

AGREED: 

Attachments 

CD/am/lel 

Respectfully submitted, 

cartlrF~ · 
Policy Plannerl 

_ll,l_ - "f~ 
od . J ./\. Marshall, I irector 
~ Planning Policy and 

Research 

of 
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INTE&OFFICE MEMORANDUM 

Cily of !3r0101jlton 
Pll\r JNII-IG DEPT. 

Office of the City Clerk 
0"'0 AUG 2 ~ 1990 nee'a 

1990 08 23 

TO: J. A. Marshall 

RE: Fletchers Creek South Secondary Plan 
Part Lot 15, Con. 1, W.H.S. 
Clerk's File: O.P.A. 

'·ile No • 

. p..0.<-i ... ,. .... 

The following recommendation contained in the Planning 
Committee report was approved by city council at its meeting 
held on 1990 08 22: 

"THAT the report dated 1990 07 32 re Southwest 
Quadrant Steeles and Hurontario Street be received, 
and; 

1. The notes of the Public Meeting held on July 4, 
1990 be received; 

2. Development Concept 3 (Revised) be endorsed as the 
preferred development concept for the subject 
study area; and 

3. Staff be authorized to forward to city council for 
consideration and adoption of the appropriate 
official (secondary) plan amendment to implement 
Development Concept 3 (Revised) which among other 
matters, will address the following: 

1) Land use within the study area be distributed 
as proposed by Development Concept 3 
(Revised); 

2) The high density residential designations be 
developed at a base density of 40 units per 
acre and that staff prepare an amendment to 
provide flexibility with respect to bonusing 
up to 65 units per acre; 
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3) The office commercial designations within the 
study area be developed at a base coverage of 
0.75 f.s.i. with the amendment providing 
flexibility with respect to bonusing up to a 
floor space index of 1.0 and that retail uses 
within the office commercial designation be 
limited to 10 percent of the gross floor 
area; 

4} A neighbourhood park of approximately 2.0 
hectares (5.0 acres) and a parkette of 0.6 to 
0.8 hectares (1.5 to 2.0 acres). be provided 
for in the study area, generally in the 
locations shown on Development Concept 3 
(Revi~ed) ; . 

5) Development approval conditions shall include 
the conveyance of valleylands in accordance 
with city policy and contributions to a 
future pedestrian grade separation at Steeles 
Avenue and the Fletchers Creek Valley; 

6) The capacity housing mix and density values 
for the Fletchers Creek South Secondary Plan 
Area be adjusted as necessary to accommodate 
Development concept 3 (Revised); 

7} The ability of the city to review any 
development proposal in the interests of 
comprehensive development or redevelopment, 
relative to the extent of land assembly 
within the study area and the size/location 
of abutting properties; 

8) The recommended road network be implemented 
in the secondary plan in addition to any 
policies necessary to: 

a) Limit new office growth south of Steeles 
Avenue to 550,000 square feet until 
Malta Avenue is complete to Steeles 
Avenue; 

b) Ensure developer contributions to road 
and intersection improvements, including 
traffic signals as required, including 
Steeles/McMurchy and steeles/north-south 
internal gate; 
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c) Convey certain road network and access 
restrictions such as no direct access to 
Hurontario street and the right in/out 
only at the intersection of Hurontario 
street and the east/west internal 
street; 

d) staging of internal road network in 
",relationship to the progression of 

development, particularly the 
availability of access points to Steeles 
opposite the Shopper's World entrance 
and the right in/out' access to 
Hurontario street for the office 
component within the study area; 

e) Imposition of conditions to development 
approval whereby the ability of Steeles 
Avenue west of Hurontario to accommodate 
the additional traffic generated by the 
development proposal in question is 
considered and access restrictions to 
HuroD±ario Street for the office 
commercial blocks; and 

f) 

.' 

Recover the costs of the' comprehensive 
traffic study and reimburse the 
developers who front ended the study by 
inclusion of a best efforts clause to 
impose a cost per acre on non­
contributing developers for 7heir 
portion of the traffic stUdy cpsts upon 
development app:~~~ 

~ - /' 
_-~R. D., Tufts 

Assistant Clerk 

/ 
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INTER-OFFICJ~ MEMOR~ANDUM 

Office of·the Commissioner of Planning & Development 

April 1J, 1909 

TO: The Chairman an~'Members of Planning com~ittee 

FROM: Planning and Development Department 

RE: Southwest Quadrant Steeles and lIuroni:nrio ~treet 
Part of Lot 15, GoncQssion I, H.JI.S. 
(former Township of Toronto) 
F'LETCIIERS CREEl< SOUTH SECONDJ\RY PUN 
Our~F'ile Number: SP2~ 

J\ttached are the notes of a public meeting hf~ld on April 5, 1909. 
In addition to the number of veMJnl submissions heard at the 
public meeting, two written submissions were recQived (which arc 
attached to the minutes of the public meetincr) and staff dealt 
with a number of phone inquiries. 

Mr. Joseph Darna, owner of Lot l~, Plan J~7, was the first to 
address the public me~ting and also entered n written submission, 
a copy of which is attached to the public mentinq notes. The 
main thrust of Mr. Darna's objection is that Ilis property has 
been allocated a significant portion of the neighbourhood park in 
a manner which is not equitable with adjacenl: properties. Mr. 
IJarna also stated that his property must conl:ribute a significant 
'land area· for the ,establishment of the internnl road system. 
Staff are not sympathetic to Mr. Oarna's objnctions [or the 
following reasons: 

o the neighbourhood park is n conceptual designatIon and its 
final size and location has not been determined by the 
Parks and Recreation Department. 

o the Darna property has alwnys carried the neighbourhood 
park designation. 

o the IJarna property is now proposed for high density 
rQsidentifll development on the northerJy half when the 
property was originally designated for low and medium 
density residential. 

o properties which contribute more than their legal share of 
parkland arc financially compensated by the City with cash­
in-lieu of parkland contributions received from other 
developers/properties. 

, . 
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o since the developmE!nt of the Bornn property will probably 
be contingent on assembly \·,,-i.th abutting Lots 15 and 16, the 
neighbourhood park will in fact be sha'red nmong the three 

'properties. Given the size and configurntion of future 
development blocJcs and the fragmented ownership in this 
area, it is inconceivable that the Dal'na property can be 
developed in isolation. 

o with respect to roads, there arc other properties in the 
area contributing greater amounts of ] ilncl for ron(l 
allowances such a~ the Tri-Green/Finer property (Lots 11 to 
13) and Lots 15 and 16 to the west of the nrirna property. 
These properties cannot hope to obtnin direct access to 
Steeles Avenue so the internal rond is a necessary service 
to develop thic area. The troff.i.c section of the Public 
Horks Division has given the matter much consideri1tion in 
arriving at the preferred internal road pattern. 

Mr. Gorham and Mr. cuttruzzola both cxpress0d a desire to see 
high quality residential and office development along the Steeles 
Avenue and Hurontario street corridors. In their interpretation, 
this would mean hi0h density dcvelopment8 to give the area some 
vertical definition and to concenl the majority of parking 
underground. The concept of high density development along this 
entire section of !;teeles l\venue nnr1 I1urontnrio !;treet basically 
coincides with Development Concept 1 wJ1ich was originally 
proposed for this area by staff .i.n a plannin) report dated 
February 16, 1989. 

Mr. Dickey, owner of Lot 10, Plan 3~7, nsked why a 11igh density 
residential designation was being transf0rred from his property 
and Lot 17 to Lots 14, 15 and 16 or Plan 347. ~taff had 
previously indicated to committee thnt the "down designation" of 
Lots 17 and 18 would likely result in objections from these 
landowners. Staff also received a phone cnll from a lnwyer 
representing the owners of Lot 17 who questioned the "down 
designation" of their property. Under the original Development 
Concept 1 and the wishes of Mr. Dic)wy, Mr. Gorham and 11r. 
Cuttruzzola, all of the subject lnnds along the south side of 
Steeles Avenue would be developed for high density residential 
purposes. 

Mr. Sagness and Mr. Yu both 11ad question5 relating to access and 
the responsibility for roads witllin the subject area. Neither 
voiced any objection to the proposed rond nnd traffic concept [or 
the southwest quadrant of Stccles l\venue and JIurontario Street. 

Representatives of three developers in the study area also spoke 
at the public meeting. Mr. Smith, reprecenting Tuppervllle 

: . 
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(b) all developers affecte4 by the subject o.P. Amendment 
and subse~uent o.P. Amendments in the Fletcher Creek 
South area west of the Fletcher Creek Valley, be 
required to (contribute to the gateway improvements 
program for Hurontario Street, south of Steeles 
Avenue; and 

(c) staff continue to support development densities of 
only 52 units per acre (residential) and 1. 0 times 
lot area (office commercial) for the subject study 
area. 

3. Relevant rezoning applications withiti the study area be 
advanced to the zoning stage utilizing a "H" (Holding) 
zone and inclusion on a queuing/priorizing list in 
accordance with the residential phasing strategy adopted 
by city council dn April 1991. 

Marshall, 
ommissioner of Planning 

and Development 

CB/je 
fletcreeksp 

Respectfully submitted, 

W. Winterhalt 
Director, Planning 
Policy and Research 
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PUBLIC MEETING 

A SpC?cial MC?etlng of Plnnni.ng CO[Tlmi.l:l:ec W.1S h('ld on Hec\nc~;clny, , 
April 5, 1989, in the Municipal Council Chamhel-!>, Jrd Floor, 

150 Central Park Drive, Brnmpton, Ontarlo, commencIng at B:27 

p.m., with respect to a staff rC?pol-t on the FLETCIIERS CREEK SOUTH 

SECONDARY PLAN (File: SP-2~) 

Members Present: 

Staff Present: 

Councillor F. Rw,sell - Cha i I-man 

Aldermn(l, S. Fennell 

Alderman E. LudlmoJ 

Alderman J. Sprovieri 
Alderman A. Cibson 

Councillor F. Ancll-C?ws 

F. R. Dnlzell, Commi.ssionel- of Planning 
and Development 

L • W • Il. Ln in e , Dlrector, Planning and 
DevC?lopmC?nt Services 

J. A. Marshall, Director of P1nnning Policy 
nnd Resenrch 

C. firawley, 

J. Corbett, 

E. Cou1son, 

Policy Planner 

Policy Planl!er 

SC?cretnry 

Approximately 5 interested members of the pub] lC were present. 

ThC? Chnirmnn inquirC?c1 if notices to the propel·ty owners \oJithin 

120 metres of the subject site werC? sent nncl whethC?r noti[icntion 

of the public meeting was placed in the local newspapers. 

Mr. Dalzell repliC?d in the nffirmatlvC? 

Mr. DrawlC?y outlined the proposal. 

After the conclusion of the prC?sentntion, thC? ChnLrmnn invite(1 

questions and commC?nts from membC?rs of the puhlic. Also, he 

noted receipt of 2 letters relntinr. to the sU)'ject matter (seC? 
attnchC?d). 

Mr. Joseph narna, owner of Lot 111 in tlw subj(!ct arC?n, inqUired 

about the width of the proposed roads Hnd tll<? number of proposed 

units. 

- cont'e!. -
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Mr. nrawley informed him of the proposed rO':lcl wtdth of 23 metres, 

30 metres at intersections, and that npproxjmately 800 units nre 

being proposed. 

Mr. narna questioned the rond \vldth l-equlrement, Clncl <lsked where 

the henvy traffic was expccte(l to come rrom, ClS mo~t other roads 

in the City arc narrower. lie noted tlwt ,lccess to HighwCl)' 1110 
may chanRe and that the '-O<1d pnttern should be such that no outside 

trnffic can pass throur,h the suhject Cl1'e<1. lie ohjected to the 

los s o[ 68% of his 5 acre pn rce 1 for pnrklnml <1nd l-om] contribu­

tions. He feels thnt the proposed pl;ll1 i.s unfair Clnd other lot 

owners should also contribute land to the p<1rltland nnd road system, 

[n accordance with the density nllocnti.on. 

t1r. Brawley expla ined thn t the Trn [[ Lc Di. vi s ion cn1cula tes the 

volume of ' traffic .expected in ,the future nnd specifies future 

road widths on that basis. 

Mr. Dalzell commented on the benefit of Iwvlng onc park instead 

of 5 or 6 smnller parks nnd noted r:hnt the ClI:y compensates for 

excess parkland dedtcation. 

Mr. Tom Gorham, 5 Amantine Crescent, suggested a higher density, 

generalized plan [9r the whole aren and the use o[ underground 

pnrking. He feels that the Gateway to Brampt:on concept should 

be maintained, hoping for development simi.la·~ to the Sussex Centre 

in Mississauga. 

Hr. Dob Sngness, I~ Silver t1aple Court, asked who is responsible 

[or the purchase of land [or roads. 

Mr. Drawley informed him that the developer Ls responsible for 

the purchase of the land and is required to rledicate it to the 

City as a condition o[ development <1pproval. 

Mr. E. Dickey, owner of Lot 18, nskecl ",hy tIle' hLgh density 

designation on Lots 17 nnd 18 wns s",itched t(1 other locations, 

and if McMurchy would be widened to 11 lnnes. 

Mr. Brawley responded that the other locntions provided more 

consistency with the form of development in the stlrroundtng nren, 

nnd thnt the width o[ McMurchy wLil be 26 metres, nround 30 metres 

nt intersections to accommodnte turnLng lnnes nnd claylight trinngles. 

- cont1d. -
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Mr. Dalzcll explained tllClt the change in rp.nl.lgnment o[ McMurchy 

was made to accommodate the lnnd needs of th.::> 1'01 i.ce lIendquartcrs 
I 

to the south. 

Mr. PhUip Yu asked i.f the road to Ilighwny 1/1.0 woule! be llvai_lnble 

to the high density m-en L[ il: Ls deve] oped before the o[f:i_ce use 

nnd \.Jhether nccess would he permi.tted to llir.· .. I\.JelY fllO. 

Mr. llrnwley responded thnt there are vnrlous options [or temporary 

access and tra[fic arrangements nnd _thnt nCc·~Ss \.Ji11 not be 

permittcd onto lIighwny /)10. 

Mr. Dal7.e11 said one opti..on wouLd be a tcmponn-y road ending i_n 

:l cul-de-sac. 

Ml-. John Cutruzzoln, R.R. 1/2, NOI-vnl, noted t1wt he own~; property 

on Steeles Avenue, west of.McHurchy Avenue. lIe wnnted to know 

the reason for shifting densi.ti..es, [or the l11ixed densities and 

pror)Qsed development [or the wes t s idc 0 r NcMurchy. Ilc commented 

tha t: r:he south s i...de o[ S tee les Avenue should he only h i..gh dens i ty 

development:, rather thnn the e[[('ct tlwl: would be crented by mixing 

the density areas. 

Mr. Neil Davis ndvisecl that the o\.Jners o[ 756277 Ontari_0 Limi.ted 

[lnc\ Tri-Grecn Developments hoth SlIppOI-r: the concept as rroros('d, 

except that they wnntecl arrwov.,l nt the densities they submi_tted 

[lnd not be J imi ted to 50 un i.. ts PC1- (Icre. I le vo i..c('d agn~ement with 

Mr.. Cutruzzola that higher density improves the qUell Lty of the 

concept, [lncl noted no objection to higher density desLgn(lti..ons [or 

lnnd owned hy Mr. Dickey and Ml-. Cutru7.7.o] n. 

Mr.. Petcr Smith, of John BOllsfi..eld find Associ.ates, representing 

Tupperville Developments, voiced ngreement with the general 

thrust of the recommend[lti..ons. 

Mr. Tom Gorhnm agl-eed with the lde<1 of hir,h denslty development: 

nlong the entire south side of Steeles Avenue, d_ght to McMurchy 

Avenue. 

There were no further questlons or comments nnd the meeting 

ndjourned nt 9:11 p.m. 



Shcrld:m Collcgc 01 ,.ppllcd I\rls and Tcchnology 

MclOlughhn nd , nox 7500, IJlOImnlon, OnlarlO L(iV lOG 
Area eoue (416) [jrampton 459-/53:1, SUoetsvllle O~(;-43f,U 
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City of Orampton 
150 Central Park Drive 
Or.ampton, ontario 
L6T 2T9 

-C"Y 01 fir illflploll 
PLANNING DEPT. 

Attention: Mr. F.R. nalzcll 
Onto 

- Commissionel-, I\PI< - Li 10f]O nec'd 

Plonni n0 & o<'VCloP~P,,~~c7P 24 
Dear Mr. Dalzell: . ........ ....... . 

This will acknowle<1<]e receipt of the notice dated March Ei, 1909 
regarrling zoning of the lands ~lOuth o[ f:teeJes Ave. and between 
the Sheridan College Propel~ty and lIurontaric, Str-eet. The 
College would like to register the followin0 comments: 

1. Developmen t of the nor 1:11 eas 1:0 rn por- ti 011 0 [ the nrampton 
Camrlls is sti 11 several year-s in the future. lIowever., it is 
most likely that the ColJe<]e wi J 1 bId Id hi<]h rise student 
resirlence accommodation in tIlls portion of the campus. To 
this cnd the Col1e0e wOllld apf)l-eciate ar:sur-ancc r,-om the 
City of Oramrton that adcqUilte water-, s(!wee, gas and hydr-o 
services will be available to service hjgh density in this 
area. 

2. The College is dismayed to find that tho f)li'ln "hows l'lc1lta 
Avenue swingin<] west over Colle<]e rrope,-ty to meet Steeles 
Avenue. In a City pli'ln viewed several years ago, Lhe 
southern extension of l>1cMurchy W,lS shown to be entir-ely to 
the ea s t 0 f Co 11 e gel and s . In vie w 0 f: (- h e con r j 9 u r- ,1 t ion 0 r 
the north eClst corner. of the IJramnton Cumrus the Col]cqe can 
ill afford to rermit a Cil:y street in this ",ea. nCCCluse of 
the lar-ge aroCl of flood rJClne, to the cast or rletcher's 
Cr-eek, thero is limiterl spClce ClvCliIahle for the Collene to 
develor the nor.th cast corner. of: the IJrampton Camrus. 

J. Vehicle and ser-vice access to the nOI~th eils!: por-tion or the 
nrampton Campus is es.sential f:r-om ci ther- Steoles Ave. or­
Malta Avenue. 



I 

-1. In view of: the li kelyhood or hilJh cl0r1S iCy dcvelopmt'nt o[ the 
north eilst portion of the H)-(lmpton Cmnpm; it nrjght be 
pref:cr.ablc [ot" <ldjClccnt lClnds to th0 eil~;t to be 7.Olled (or 
high density rilther thiln tho low ilnd medium density shown on 
your pICln. 

Sincerely, .'" ,'. 

~~/ 
n.l\. nell 1 . 
Director, Campus Ser.vices 

tb 

cc: M. patr.ick 
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Planning Committee 
••••••• ~:..:.. 'i..!' .~. =.,:' .;..:..;-'-'---

c/o F. K. Dalzell, Commissioner 
Planning and DeveloD~ent 
City of nrampton 
150 Central Park Drive 
Brampton, Ontario 
L6T 21'9 

Mr. Chairman and Members o( Committee 

We are the landowners or lot 
total of 5 acres land located 
and Steeles Avenue. 

IIltl Reglstel-ed Plan No. 3tl7 
sou th we~j t corne r o[ IIwy 1110 

I 

We have received a copy of a report dated March 15, 1909 and 
We wish to reply as tollows: 

A EXISTING SRCONDARY PLAN 

n 

Fletchers Creek South S0condary Plan AmencIent No. G1 
Schedule '1\' Plate tl3 dated 191.10/09 indicates a 
neighbourhood parklitnc1 next to McMurchy Street 
extension. We wer.e told by plilnnin<J c1epLlrtrnent at thLlt 
time (a lady) that parklilnd would be on lot ItlG, IllS and 
I/ltl furthermore partially on land located south to these 
lots. (See attached copy of Secondary Plan, 19UU). 

The same plan indicates a parklilnd on lot /112 ar.ea for 
high density development locitted 0'1 lot III 1, 1112 and 
1113. We wer.e told that this parkland would be 
contr ibu ted by the owne rs o[ high dens it y developmen t 
(lot 1111, 1/12 and HI3). 

Our land lot /l1tl WitS designated Ll low and medium 
density. 

TIlE PI{QPOSED FLr.TCIIEI~S CHEI';K SOUTII SECONDARY PLAN 

The proposed Flctchcr.s C)-eak ~;ollth :;econdary Plan (File 
No. S P 2 tl) con c e p t 2 I" i q 1I1~ e S d (\ t e d 1 9 0') M Cl r. ch 1 s t ~I il P 
No. 75-27U as pr.esented j s unilcceptalJle to 1I~ In the 
present form for the f.ollowing reasons. 

. .... /2 



F.R. Dalzell, Commissione~ 
Planning Committee 
March 29, 1909 
Page 2 

1. The pro r 0 s e cl h i 9 h cl 0 n sit y d 0 v e '_ 0 p men t r Cl r k 1 Cl n d i s 
located on oUL,land and j t arpea\-s that more than SU% of 
our land is designated as parkland to accomodate high 
density on lot 1111, 1112 and 1113. 

We also want to develop this !tlnd ] ike our neighbou~s 
and build on it ther-eron~ we sU<J<Jest thClt the high 
density development on Jot fill, 1117 and Ill) (15 acres 
owned by ono grour) should cl-eate I.he requil-ed pa~kland 
on the i ~ 0 w n 1 and to SUp r 0 " t the i r h i 9 h den sit y and wc 
would contributed to this parkland as required by 
Planning l\ct in accordClnce with ou~ density 
requirement. Wc feel Lhat this would bo a [ai~ solution 
and the p~esent proposal is unfairlv designates our land 
fo~ pa~k use to supro~ thigh dens i I Y developmen t on lot 
1111, 1112 and H13. 

2 • We a c c e p t the f act t hat ,- () a cl s m II s t be b u i 1 d a n cl i t 
~equires land. l\ccol~ding to tlll<; pl~oposed Secondary 
PIa n we 1 06 se [ u r the r 1 a n cl f «) 1- I: her 0;\ cl <] 0 i no 
North-South and for the road gOillg r.ast-\vest. This 
should be another reason to reduce the parkland 
designation on our. land (most land owner.s have only one 
road) • 

3. We as the owne~ of the lc1nd wer.c nevel:- consulted bc[o~c 
wc contacted the Plannjnf] Dcvelormenl: in the rast years 
in pe~son but no plans o~ p~oposaJ s wer.e discussed or 
p~esented to us. 

If this plan is approvod in the pr.esent: form we would be 
loosing from development appr.oximately up to GUl or J.~ 
ac~es land fo~ two roads and par.kland and woulcl be able 
to develop app~oximately 1.G acr.es land o~ J2l of ou~ 5 
acres lot. 

. .... /3 



F. R. Dalzell, Commissioner 
Planning Committee 
March 29, 1989 
Page 3 

CONCULSION 

\"1e respectfully re<]uest the Plilnning COlOlIlittec to revise the 
rlan be fore it is [orwa rdcd to Counc i 1 of: thc City of 
Brampton for adoption I by ill ter j ng Lhl! rroposed parkland 
des igna t ion on ou r prorcr ty 10 t III t1 ill ilccorda nce to the 
r r 0 [) 0 sed den s j t y 1 0 cat e cl 0 n 0 u r ] il n cl and a 1 t e r. the 
designated [)arkland area 011 Jot 1111, /112 ilnc1 1113 in 
n cc 0 r d a nee wit h the den sit y des i <j n a t (I d 011 the s e 1 and s . 
furthermore other lot owners should also contribute land to 
the parkland in accordancc with density. 

We feel that the rroposed plan is unfair to us and we want 
to be treated equally and fairly with our. neighbours. 

We trust that our request is r.easonabJe and fair to any 
landowner in this subdivision. 

Sincerely yours, 

VIOLA. DEAK 
75% Owner 

n1-A~--
JOSEMl 13ARNA. 
25% OWner 

Encls. 
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INTER-OFFICE l\1EMORANDUM 

Office of the Commissioner of Planning & Development 

July 31, 1990 

The Chairman and Me~bers of Planning Committee 

From: Planning and Development Department 

RE: Southwest Quadrant Steeles and Hurontario Street 
Part of Lot 15, Concession 1, W.H.S. 
(former Township of Toronto) 
FLETCHERS CREEK SOUTH SECONDARY PLAN 
Our file: SP24 

1.0 Introduction 

Attached are the notes of a public meeting held on July 4, 
1990 regarding the above noted matter. In addition to the 
verbal submissions heard at the public meeting, a written 
submission has been received from the 0wners of Lot 14, Plan 
347 (V. Deak and J. Barna), a copy of which is attached. 

2.0 Issues 

2.1 Office Commercial Blocks 

The consultant (H. Thompson) and owner (W. Wong) of the 
proposed office commercial block (Lots 7-10, Plan 347) at the 
southwest corner of Hurontario Street and the proposed 
internal east/west collector road both addressed the public 
meeting. The following points were made: 

1. mixed uses (office and/or high density residential) be 
accommodated on the subject property; 

2. a coverage of 1.5 times the lot area be permitted for 
office uses on the site as opposed to 1.0 times coverage 
as proposed; and 

3. a traffic light be installed at the intersection of 
Hurontario Street and the internal east/west collector 
road in order to afford full movement access to the 
office commercial blocks. 
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with respect to mixed uses on the sUbjnct property, staff are 
not necessarily opposed to such a concept. However, the 
property owner has just purchased the subject lands and staff 
have seen nothing in terms of a submission and how multiple 
uses would be accommodated and integrated on the site. For 
this reason, it is recommended that the designation for the 
site remain as office commercial and if the applicant wishes 
to develop for mixed use purposes, they submit for the same 
in any forthcoming rezoning application. 

The owner's (Wong) requests for 1.5 times coverage for office 
uses and a traffic signal at the intersection of Hurontario 
street and the east/west internal collector road would both 
have a detrimental impact upon traffic within the study area. 
The BA Consulting Traffic study conducted to support the land 
use designations proposed for the study area looked at 
traffic generation by~land use in addition to the functioning 
of the ~oad network in relationship to the anticipated 
traffic using it. since office uses are intense traffic 
generatorS and the existing road network will be functioning 
at near capacity service IE!vels with 1:he existing proposal 
(Concept 3 Revised), there is no justification to increase 
office space to 1.5 times coverage to the detriment of 
traffic movement and service levels in the area. 

The BA Consulting traffic study also specifically examined 
traffic control at the intersection of Hurontario Street and 
the internal east/west collector road. The report concluded 
that this right in/out intersection would benefit the 
distribution of study area traffic through the road network. 
Staff also note that the spacing between the subject 
intersection and the Steeles Avenue/Hurontario Street 
intersection would only be 180 metres (600 feet). Such a 
traffic signal spacing is unacceptable to the Public Works 
Department in order to facilitate an appropriate level of 
service to through traffic along the Hurontario Street 
arterial. 

2.2 Neighbourhood Park 

In the vein of earlier submissions at the public meeting of 
April 5, 1989, the owners of Lot 14, Plan 347 (V.Deak and J. 
Barna) continue to object to the location of the 
neighbourhood park on the southerly portion of their 
holdings. Their written submission of June 15, 1990 (a copy 
of which is attached) requests a more equitable solution to 
the park location proposed by Concept 3 (Revised) and 
suggests two alternatives to that concept. Also in the vein 
of a report dated April 13, 1989 to the Planning Committee, 
the staff position has not altered on the neighbourhood park 
location. After review of the alternatives suggested by Mr. 
Barna in the attached submission of July 15, 1990, staff 
continue to support the designation of an approximately 2.0 
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hectare (5.0 acre) neighbourhood park I)n the south halves of 
Lots 12, 13 and 14 in Plan 347. This unsympathetic position 
to Mr. Barna's objections remain for the following reasons: 

• the neighbourhood park, as proposed in concept 3 
(Revised), is centrally located to its intended service 
area, in the location of preferencH to the Parks and 
Recreation Department; 

• Schemes A and B, proposed by Mr. Barna, are not of a 
shape typically prefe~red by the Parks and Recreation 
Department; 

• Scheme A proposed by Mr. Barna does not provide for an 
efficient conclusion for the residential streets to the 
south (Garny Court and Mast Drive) and also exposes the 
neighbourhood park to an excessive amount of road 
frontage; 

• the neighbourhood park, as proposed in Concept 3 
(Revised) ties into an existing walkway from Tina Court; 

• Mr. Barna's property (Lot 14, Plan 347) has always 
carried the conceptual neighbourhood park location; 

• Mr. Barna's property is now designilted for high density 
residential uses on the northerly half wh~n it was 
previously designated for low and medium density 
residential uses. At a density of 15 units per acre the 
5 acre property (with no park) would have yielded 70 
units whereas under Concept 3 (Revised), the property 
could yield up to 160 units; 

• since the development of the Barna property will probably 
be contingent on assembly with abutting lots 15 and 16, 
the neighbourhood park will in effect be shared among the 
three properties; and 

• Mr. Barna will be compensated for any over-dedication of 
parkland in accordance with City policy. 

2.3 Density Bonusing 

One final issue to be addressed is the matter of density 
bonusing. city Council's resolution of June 25, 1990 suggest 
residential densities up to 65 units per acre, in exchange 
for bonus items such as affordable housing, traffic, daycare 
and recreational facilities and architectural amenities. 
city council has also struck a working committee to develop a 
comprehensive bonusing policy for the city with the first 
meeting of that group pending. The bonusing policy is to be 
in place prior to the negotiation of any bonusing provisions 
for any particular development application within the study 
area. 
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staff are of the opinion that the official plan amendment 
necessary to implement Concept 3 (Revised) can proceed to 
City Council for adoption. Although the density bonusing 
question has not been resolved, the subject official plan 
amendment can set out very general parameters relating to 
density bonusing which will still need to be refined and 
incorporated into a zoning by-law amendment at the rezoning 
stage. In this manner, the city can proceed with the 
approval of the official plan amendment and 'properties which 
are not going to exercise the density bonusing option may 
advance rezoning applications. Those properties wanting to 
utilize the density bonusing provisions will have to wait for 
their zoning approvals until the density bonusing question is 
resolved. 

3.0 RECOMMENDATION 

CONCUR: 

IT IS RECOMMENDED THAT PLANNING COMMITTEE RECOMMEND TO CITY 
COUNCIL THAT: 

1. the notes of the public meeting held on July 4, 1990 be 
received; 

2. Concept 3 (Revised) be the preferred deve~opment concept 
for the subject study area and that it be implemented in 
accordance with City Council's resolutions of June 25, 
1990; and 

3. staff be authorized to forward the appropriate official 
plan amendment to city Council for consideration and 
adoption. 

Re~~ lUbmitt~d' 
Carl Brawley 
Policy Planner 

Marshall, M.C.I.P. 
missioner of Planning 

and Development 

W.H. Winterhalt, Director 
Planning Policy and 
Research Division 

CB/jo 
FLETCHERS 
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PUBLI C ~1EETI NG 

A Special Meeting of Planning Committee was held on Wednesday, 

July 4, 1990, in the Municipal Council Chambers, 3rd Floor, 

150 Central Park Drive, Brampton, Ontario, commencing at 8:45 p.m., 

with respect to the review by the City of the long term development 

objectives of the FLETCHERS CREEK SOUTH SECONDARY PLAN (File No: 

SP24 - Ward 3) and to propose an Official Plan Amendment to 

redistribute the land use"designations in the south-west quadrant of 

Steeles Avenue and Hurontario Street. 

Members Present: 

Staff Present: 

Councillor Peter Robertson Chairman 

Alderman S . Di Marco 

Alderman S. Fennell 

Alderman A. Gibson 

Alderman P. Palleschi 

Alderman F. Russell 

Alderman J. Sprovieri 

J.A. Marshall, Commissioner of Planning 
and Development 

L.W.H. Laine, 

J. Armstrong, 

K. Ash, 

C. Brawley, 

J. Corbett, 

A. Rezoski, 

H. Harwood, 

Director, Planning and 
, Development Services Division 

Develop~ent Planner 

Development Planner 

Policy Planner 

Manager Land Use Policy 

Development Planner 

Secretary 

Several interested members of the public were present. 

The Chairman inquired if notices to the property owners within 

120 metres of the subject site were sent and whether notification 

of the public meeting was placed in the local newspapers. 

Mr. Marshall replied in the affirmative. 

Cont' d ... 
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Mr. Car1 Braw1ey outlined the proposed Official Plan Amendment 

and explained the intent of the proposal. After the conclusion • 
of the presentation, the Chairman invited questions and comments 

from members of the public. 

Councillor Russe11 submitted to the Chairman a letter he had 

received from Mr. Joseph Barna. 

Mr. Hugh Thompson, Consultant for the south/east office commercial 

block, said that he would, like the options of offi,ce commercial 

and/or highrise apartments left open, as it was questionable how 

the market would progress in the next two years. 

Mrs. Melinda Barna spoke on behalf of her father, Mr. Joseph Barna, 

45 Huntingda1e B1vd., Agincourt, and read his letter to express his 

concern of a five acre park in the neighbourhood. This plan would 

take away 50% of his land. Mr. Barna suggested two other alterna­

tives as to the location and size of the proposed park and feels 

that the parkland could be distributed more equitably. He would 

like the park to be located on the west side of Malta. 

Mr. Wi11iam Wong, owner of Lot 9, asked that a traffic light be 

installed at the Highway #10/Col1ector Road intersection, so that 

full movement access would be permitted to the office blocks. He 

would like to have 1.5 vs. 1.0 times coverage for office purposes. 

There were no further questions or comments and the meeting adjourned 

at 9:05 p.m. 



June 15th,1990. 

Planning Committee' . 
c/o J.A. Marshall, M.C.P.,M.~.I.P., O.P.P.I., Commissioner 
Planning and Developme:nt :. :.'-
City of Brampton 
150 Central Park Drive, 
Brampton, Ontario. 
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Chairman and Members of Planni-ng Committee 

Re: FLETCHERS CREEK SOUTH SECONDARY PLAN 
File Number: SP24-WARD 3 
SOUTI-lWEST QUADRANT STEELES & HURONTARIO SlREET. 

Dare J 
UL 0 3 1990 ~ec'd 

As the owners of lot#14, Plan 345, a 5 acres parcel of land, we have concerns 
regarding the Location of the proposed 5 acres (400 'x 550') Neighbourhood Park -­
more than 50% of our land is designated as parkland as per latest proposed official 
plan amendment namely the report dated June 22/90 designates the location on Lot 
#14 & #13 however the concept 3(revised) shows the location on lot #14,#13, and #12, 
furthermore the report dated June 5th, 1990, indicates the location also on lot #14, #13 
and #12. 

In the past, the Official Plan Amendment NQ 61 SCHEDULE 'A' [;ate 43 indicates 
the location east side of MacMurchy extension(see attached copy including the)ocation 
of various lots). We were told that the location is on the south and of Lot #16, #15,#14 
and on land south of these lots. The size of Park approximately up to 3.0 acres 
maximum. 

Th\:! proposed Secondary Plan concept 1&2 dated March 1/89 indicates irregular 
park located on lot #14 and #13. We were told the park is s \ conceptual designation 
and its final size and location has not been determined ,but the size would be between 
3 acres and 5.· acres(see attached copies of concept 1 & 2 and also large scale sketch). 

We had a meeting with the planning department and expressed our concerns 
regarding the location and size of park and explained we are able to develop and 
build medium to low density by ourselves and are awaiting this opportunity since 1968; 
but, if this land is taken away for parkland out opportunity is taken away. We 
requested a more equitable parkland distribution as it was indicated on plate #43 
Official Plan Amendment N° 612. 

We have entered a written submission dated March 29th/89 and explained 
verbally at a Public Meeting dated April5th/89. 

The present proposed Secondary Plan Concept 3(revised) does not offer any 
attempt' of resolution regarding our present request but rather confirms our previous 
concerns and singles out our land to provide a Neighbourhood Park in approximately 
2 and a half acres --- approximately 50% of our land. 

( 
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In view of the. up-tO-date occurrences, we propose a solution which solves the 
problem -- a more equital?h!. parkland distribution and provides parkland as required 
and perhaps, the new location of park better serves, if not equals, the present 
proposal. 

PARKLAND REQUIREMENTS (Section 4.4) 

Parks and Recreation Department requires 2 hectares (5.0 acres) neigllbollrhood 
and a 0.6 to 0.8 hectare (1.5 to 2.0 Acre) pal'kette. 

The report suggest the neighbourhood park on lots 12,13 and 14 of Plan 347 and 
the parkette on the west side of Malta avenue. This is a change from the Official Plan 
Amendment N° 61, Plate 43 (see attached copy) 

There are other changes also regarding Official Plan Amendment N961 -­
commercial development the west side of Hurontario (HWY#10) and high density is 
shifted on south side of Steeles Avenue up to FIetcher Creek including the land of 
Sheridan College of Applies Arts and Technology (on the east side of Fletchers Creek). 
The density changes or increases toward the west, which in our opinion, necessitates 
the change of the location and orientation of the proposed Parks. 

The Neighbourhood Park should be more centrally located and we suggest the 
potential location of the west side of Malta Avenue (McMurchy Street Extension) or on 
the east side of Malta Avenue (McMurchy Street Extension as shown on Official Plan 
Amendment NQ61, Plate 43, please see attached copy) and the parkette to be located 
between Malta Avenue and Hurontario Street (HWY #10). 

We propose two schemes: 

SCHEME 'A' (See attached sketch) 

A Neighbourhood Park ( 5 acres table land) is located on the west side of Malta 
Avenue and extends up to Fletchers Creek Valley. Such a location allows South side 
quiet residential streets to be completed with Cul-de-sac and pedestrian entrance to 
parkland. The parkette to be located on lot 15,14,13,12,11, east-west direction on west 
side of Malta road. The further advantages are as follows: 

1) The Fletchers Creek Valley parkland system through this 
neighbourhood parkland is extended up to Malta Avenue into the centre proposed 
high density development through east-west parkette. . 

2) Existing residential development residents, including school children 
from the nearby school, can enter the park through residential roads on the southside 
of Park including FIetchers Creek Valley land. 

3) This parkland including the parkette on West side located on lot 
15,14,13,12 & 11 will create greenbelt zone between the low density development and 
the proposed high density development. Highly recommended. 



- 3 -

'. • l 

4) Medium. ~nq high density located on lot 15,14,13,12, and 11 will have 
access through this par~~,tte: ~nto neighbourhood parkland and to Fletchers Creek 
Val1eylands. '. 

5) The five acre tableland neighbourhood park can be extended in the 
future into the Valley through improvement if desired. 

6) This could be a very active park for various activities -- baseball, 
tball, soccer, playgrounds etc., and is removed from the high density development 
preserve a sense of a quiet enjoyment of private parkJands Io'cated on each 

individual highrise apartment for the residents. Activities on the parkland would 
create minimum disturbances to adjacent neighbourhoods. 

7) An amphitheater can be located on this side could potentially have 
open live performances, concerts, etc., facing the southside on the ravine side of 
Fletcher Creek.. As required, subject to size, a manmade mount can be created to 
increase seating capacity. This would blend nicely into the existing topography of the 
valley land. 

8) The present condition of this site is an almost park-like setting and 
would need less capital investment to create a natural setting for the neighbourhood 
parks - it is not farmland but natural ravine environs, easily adaptable ,to park needs 
with minimal cost and worth the effort of nature conservation. 

9) The present natural condition with its trees, wildl1fe, birds, and 
vegetation can be preserved especially near Fletcher Creek Valley. A nature 
conservation area that all residents can enjoy in the area. 

10) Cross country skiing or all kinds of winter activities could be 
developed in this location extending into the Fletchers Creek Valley surrounds. 

11) The conceptual designation of Parkette and Neighbourhood Park (on 
lot 12,13 and 14, Plan 347) shown on Concept 3 maintains the location of 
neighbourhood parkland near high density development as planned on Concept 2 
which was discussed in a Public Meeting on April 5th, 1989, The proposed new high 
density development on Concept 3 is further developed; however, the parkland 
location does not reflect the new development. Scheme 'A' reflects the new possibilities 
in which high density is extended from Hurontario up to Fletchers Creek and takes 
into account the unique existing natural surrounds, low, medium and high density 
including office development and creates an alternative solution regarding parkland 
and to serve the residents and neighbourhood better, 

SCHEME 'B' (See attached sketch) 

This is an alternative solution if for some reason the neighbourhood park should 
remain on the east side of Malta avenue. This parkland has a main axis East/West 
direction located on lot 12,13,14,15,16 and extends north up to East-West road and 
West up to Malta Avenue. 

. . 
" 
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COMMElli 

In our opinion Scheme 'A' has more merit based on the location, ~conomy of 
landscaping and serving future residential- needs. The use of this park traffic pattern 
would ensure quiet residential neighbourhoods buffered from any activities in the 
neighbourhood park. The private gardenscapes of each development would also 

rovide greenbelts leading to the roads and the Neighbourhood Park; most 
ortantly, the overall configurations would provide a balance between the low, 

dium and high density developments. SchE'me 'A' neighbourhood parkland also 
serves as a gateway to the Fletchers Creek Valley Lands system while also creating a 
buffer zone of activity preserving the valley lands. 

CONCLUSION 

It is obvious that the other landowners supply none or a maximum of 16% of 
their land for parkland and therefore, accept the proposed parkland location as it 
does not infringe upon their future development plans. We, on the other hand, as the 
landowners who face a 50% allocation of the neighbour parkland on to our property, 
must once again reiterate that this is taking away 2 and a half acres of land or 50% of 
our land from potential development. 

Firstly, we respectfully request the considt;'ration of our concerns regarding a 
more equitable solution and distribution of parkland without taking away of quality of 
parkland serving the future and present community. As presented, by Scheme 'A' or 
'B' or any other scheme developed in the future by the Planning department staff, our 
concerns should be considered. 

Secondly, parkland use, location, and size on the Secondary Plan should be a 
conceptual designation subject to further and fin"l site development of the surrounding 
land. 

Finally, we trust the alternative solution for Secondary Plan as described by us or 
similar will be recommended regarding parkland by Planning Committee before it is 
fowarded to Council of the City of Brampton for approval and adoption. 

Yours Sincerely, 

Viola Deak, Landowner 

End: Plans Scheme 'A' & 'B " 
Concepts 2 and 3 

Joseph Barna,'Landowner 

Plate 43 of Official Plan Amendment 
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City of Brampton 
Planning and Development Department 
150 Central Park Drive 
Brampton, Ontario 
L6T 2T9 

Rc: Secondary Plan Area 24 
Flctcher's Creek Traffic Impact Study 

The Regional Municipality of Peel 

April 5, 1990 
File: B-6 

. . . . 

Department of Public Works 

City of Srsmplon 
r- L'\NNING eEPT. 

O"'(J APR 0 '.~ 1990 Pec'd 

File No • 

.... ... SP...;].tJ. .... 

~.~/ 
e:;13UJ! 
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Enclosed please find a copy of our Traflic Section's comments in connection with the Fletcher's Creek Traffic 
Impact Study. 

Enclosure 

,9;, ~-2X£--9. 
C. Otten, P. Eng. 
Planning & Development Engineer 
Engineering & Construction Division 

10 Peel Centre Drive, Brampton, Ontario l6T 4B9 - (4161 791-9400 

.t 
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IIl'glon 01 Peel 

To 

In 

MEMORANDUM 

Cope Otten Date March 2, 1990 

Maggie Easton Subject/Secondary Plan I\rea 24 
Fletcher's Creek TraIIic Impact Study. 

We have completed our review of the subject Traffic Impact Study, which was 
prepared in accordance with the Terms of Reference issu<:d, by the City of Brampton 
Planning and Development Department. We have the followlhg comments to offer: 

• I\s indicated in the study, the densities as currently set out in the official plan, 
Gm be accommodated by the road network, provided Hurontario and Steeles 
/\venue are both widened to 6 lanes and dual westbound left turns are provided at 
the intersectIOn of Steeles/Hurontario. 

/\t the developer's request, several increased dcnsity levels were examined in the 
study. After reviewing the additional impact that these increased densities would 
have on the surrounding road network, we recommend that the maximum 
allowable densities be as follows: 

a) 40 units per acre, with 360,000 sq. ft. of office 

or b) 60 units per acre, without office. 

I - (" . ,. -' er,. It'l' I··.' l ,- ., r 

• \ ,"1' \', ( , 
(" ..., ,-"" \ 

These increased densities, in conjunction with the implementation of surrounding (\ 
developments, will cause the intersection of Hurontario/Steeles Avenue to opera te ('.r r qv I 

at, or very near capacity. These conclusions are, of course, based on the ) ~JI ),.,' 
assumption that both Hurontario and Steeles Avenue will be widened to 6 lanes~' C,.' ',., 
before the Fletcher's Creek development is complete. n \)"., ,,\ 1 rrr\ _,_ 

dr. '" pr" tl _--
The levels of development that can be accornmodated by the exisfing- road c;~f' ~\: 
network (i.e. without the widening of Steeles Avenue) are to be deterrnined by t,,,\, , ' 
B-A Consulting Limited and subrnitted for our review. The widening of r:!,.' . 
Hurontario through Steeles Avenue is scheduled for 1990. Lt"., I .' 

I 11,1! ' 

It is also possible that with the completion of the Highway 410 ramps to Highway J")/'jl 
401, the requirement for the dual westbound leIt turn lanes at Steeles/Hurontario 
will be eliminated. This requirement can be reassessed during the preliminary '1ccO, . 
design stages for the widening of Steeles Avenue, currently scheduled for 1994. <;Lt.Cd,,1 t,' 

po Funds for traffIC signal installation at Stecles Avenue and the street opposite the 
1
,-- ./ I '-. 

Shoppers World Entrance should be provided by the developer. 

cont'd ...• 
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Funds for traffic signal relocation works should be obtained for the installation of c:,lkt.!r-A"I\-
additional control at Steeles Avenue and McMurchy. The particular amount \\-- OP. 
required will be specified at the time of site plan circulation. This will allow us 
to provide a more accurate estimate. 

We have assumed that all signal relocation works required at Steeles/Hurontario 
and Steeles/McLaughlin will be covered under the Region's capital works program, 
(i.e. the scheduled widening of Steeles Avenue in 1994). 

• I\s indicated in the study, the Steeles/Hurontario interse~tion can support roughly 
550,000 sq. ft. of new office development south of Steeles I\venue prior to the 
need for construction of the Malta Avenue extension. 

FlI1ally, the conditions outlined above are subject to tl1e;.,approval of a right-in and 
right-out access to Hurontario by the City of Brampton. 

If you have any questions regarding ollr comments, please feel free to discuss them 
with me. 

I ){~~n(-' E1N{\IL'. 
Maggie Easton, P. Eng., 
I\cting Manager, Traffic Engineering Services, 
OperatIons Division, 
Department of Public Works. 

ME/sh 

cc: Peter Crockett, Transp. Planning. 

Ir. ~1:1 .\ 
'It' /(T" ,I 

. I ((p .. ,/' 
,'-

pt.'-( ilC 
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The Regional Municipality of Peel 
Deportment of Public Works 

City of Brampton 
150 Central Park Drive 
Brampton, Ontario 

Allention: Carl Brawley 

(:. 

;; 
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;' 

,~ 

,f 

", 

May 8,1990 
File: B-6 

r City of Gramplon 
PLANNING DEPT. 

01"1') MAY 0 9 1990 Ilec'd 

FIle I~o Planning Department. " 
-:- ~ ~ 

/ SP.J..4-. ....... 
. ~: .. ~ 

Re: Trallic Impact AnaJysis ;' 
Secondary Plan- Arl'a 24 
<Fletchcr's Creek) 

.. '. ~ 

The traffic impact analysis indicated that the densities, as currently set out in the Official Plan, can be 
accommodated by the road network, provided Hurontario and Steeles Avenue are both widened to 6 
lanes and dual westbound left turns are provided at the intersection of Stecles/Hurontario. 

At the developer's request, several increased density levels were examined in the study. After reviewing 
the (ldditional impact that these increased densities would have on the surrounding road network, we 
recommend that the maximum allowable densities be as follows: 

(a) 40 lInits pcr acre, with 360,000 sq fl. of of lice 

or 

(b) GO units per acre, without of lice. 

These increased densities, in conjunction with the implementation of surrounding developments, will 
callse the intersection of Hurontario/Steeles Avenue to operate at, or very near capacity. These 
conclusions arc, of course, based on the assumption that both Hurontario and Steeles Avenue will be 
widened to 6 lanes before the Fletcher's Creek development is complete. 

The levels of development that can be accommodated by the existing road network (i.e., without the 
widening of Steelcs Avenue) are to be determined by B-A Consulting Limited and submitted for our 
review. The widening of Huront(lrio through Sleeles Avenue is scheduled for 1990. 

It is also possible that, with the completion of the Highway 410 ramps to Highway 401, the requil ement 
for the dual westbound left turn lanes at Steeles/Hurontario will be eliminated. This requirement c(ln 
be reassessed during the preliminary design stages for the widening of Steeles Avenue, currently 
scheduled for 1994. 

Funds for traflic signal installation at Steeles Avenue and the street opposite the Shoppers WOIld 
Entrance should be provided by the developer. 

Funds for traflic signal relocation works should be obtained for the installation of additional conlrol at 
Steclcs Avenue and McMurchy. The particular amount required will be specilied at the time of site plan 
circulation. This will allow us to provide a more accurate estimate. 

10 Peel Centre Drive, Brampton, Ontario l6 T 4B9 - (416) 791-9400 
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We have assumed that all signal relocation works required at Steelcs/Hurontario and 
Steeles/McLaughlin will be covered under the Region's capital works program (i.e., Ihe schcduled 
widening of Slceles Avenue in 1994). 

As indicated in the study, the Steelcs/Hurontario intersection can support roughly 550,000 sq. ft. of new 
office developmcnt south of Steeles Avcnue prior 10 the nccd for conslruction of the Malla Avenlle 
extension. . I 

The conditions outlined above arc subject 10 the approval of a right-in and right-out access 10 
Hurontario by the City of Brampton. 

It should also be pointed out to the City of Brampton that the requirement for the dual westbound left 
turn lanes at Steeies Avenue and Hurontario Street, which will be required as a result of the proposed 
office/commercial developments in the vicinity of Ray Lawson Boulevard and Hurontario, mayor may 
not be able to be accommodated based on the feasibility of acquiring the necessary road widenings. 

The widening of Sleelcs Avenue, from Hurontario to 2nd Line West, is currently planned for 1999. As 
the widening of Steeles Avenue, from Hurontario to 2nd Line Wcst is required in ordcr to accommodate 
all proposed levels of development, it is recommended that approval of this dcvelopment proposal bc 
\vithheld until satisfactory arrangement can bc made to include these works in the Region's five yeal 
major road improvement program. 

Thc above are Ihe comments from Public Works and our Planning Department may have addilionnl 
comments. By copy of Ihis leller 10 D.R. Billell, I am requesting him 10 forward Planning's comlJ1cnts 
directly to you. 

If you have any questions, please contnct Ihc undersigned at your convenience. 

CO/tc 

c.c. D.R. Billell - Region of Peel 
M. Easton - Region of Peel 

Yours truly 

9:: 9a..:.9. 
C. OUen, P.Eng. 
Planning & Development Engincer 
Engineering & Construction Division 
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8-A Consulting Group Ltd. 
Transportation Planners and Engineers 

June 27, 1990 

Mr. L. Koehle 
Commissioner of Public Works & Bldg. 
The Corporation of the City of Bramplon 
150 Central Park 'Drive 
Brampton, Ontario 
L6T2T9 

Dalo JUN '2 9 1990 ~ec'd 

§~1t~ 
File No. 6077.04 V 

1fl 

Upon reading the Development Team report of June 22, 1990 to members of Council, I am compelled 
to write this letter in order to properly clarify what we believe to be a relatively simple difference of 
opinion that has been blown way out of proportion due to a general misunderstanding of several 
elements of our traffic report entitled "Traffic Impact Analysis of Secondary Plan No. 24: Southwest 
Quadrant of Steeles and Hurontario". 

In reading the original staff report dated June 5th, it is clear that the Region of Peel, the City of 
Brampton and B-A Consulting Group were all prepared to accept long-range traffic conditions 
portrayed in our report as having intersection capacity indices in the mid .90's. To be brief, I will refer 
just to the major intersection of Hurontario/Stecles for comparison purposes. 

The Region of Pecl stated th<lt it would accept 40 UPA with office (O:mcept 2) which, according to 
our repon, results in a volume to capacity index of .95 and .93 in the morning and evening peak hours, 
respectively; or, alternately 60 UPA without office (Concept 5) with volume to capacity indices of .94 
in each peak hour. 

The City of Brampton's position was that they could accept 52 UPA with office. We were never 
requested to look specifically at this land use by the City and to include it in our report. However, if 
one compares Concept 2 and Concept 4, it is logical that the volume to capacity ratios for this Concept 
would be somewhere between the two; i.e., approximately .96 and .94 for the morning and evening peak 
hours respectively at Hurontario and Stecles. 

We, of course, suggested in our report that 60 UPA plus office could be accommodated by the road 
system identified in our report on Figure 19, with the implication that Hurontario/Steeles would operate 
at volume to capacity ratios of .97 and .95 (a.m. and p.m.). 

The reasons that all three parties are willing to do this are the very reasons described in the June 5, 
;1990 staff report on page 14, which include the fact that two landowners are each proposing to build 
240 residential units instead of the 140,000 square feet of office space, and that it is unlikely that the 
other office sites assumed in the study will develop to the potential assumed in the B -A study. I have 

111 Avenue Road SUite 604, Toronto. Ontario MSR 3J8 (416) 961-7110 FAX' (416) 961-9807 
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made the point to both the Region and your staff several times that a reduction in office space will 
result in significant reductions in traffic generation, as office space generales much more traffic than 
an equivalent residential floor area, and that if onc was looking to reduce development density, this was 
the place to do it. However, the planning department appears to prefer the office option, even though 
at least two landowners do not. . 

In addition to these items, it should also be pointed out that the study results are even more 
conservative in that the base assumptions in our report regarding the amount of traffic generated, and 
the traffic added into the analysis for "other" developments is very conservative. In fact, the traffic 
allowance for other developments is ih many cases much more than the traffic which will be produced 
by the study area itself. This traffic is a much more significant contributor to the V/C ratios than the 
difference between 52 and 60 UP A 

Furthermore, as the study we prepared is clearly a long range planning study, rather than a detailed 
operations study, we assumed a 100 second cycle length for signal timing. If long cycle length were 
implemented in actual practice, the intersection capacities would be increased and in many cases, the 
volume to capacity ratios would be reduced. Since the Hurontario/Steeles intersection already has a 
cycle length well in excess of 100 seconds, this is entirely likely. 

Therefore, as I pointed out earlier, it is clear that all three parties are willing to accept land uses that 
result in volume to capacity ratios of .93 to .97 (a difference of only 4.3 percentl). The difference 
between your staff recommendation and B-A is even less. Quite frankly, we think the difference 
between any of these numbers is-Dot worth debating. Given the assumptions and methodology used 
in our analyses and the fact that it is by all accounts a very conservative study, all of the land-use 
concepts will result in very similar traffic conditions. It is with this in mind that we stated in our report 
that 60 OPA and office (Concept 4) could be accommodated on the road system. 

Another item with which I must take issue is staffs contention on page 5 (Item 3) in their June 22nd 
report that "the claim in the B-A Consulting Group" report that a V/C ratio of .95 is acceptable is not 
tenable". 

The staff report pointed out two studies completed by other traffic consulting firms which did not 
support the use of a .95 volume to capacity ratio as acceptable. We can produce many other reports 
prepared by consultants other than us that have supported the use of V IC ratios in the .90 to .95 range, 
and in some cases up to 1.00. To quote the other studies mentioned by staff or any other studies in 
general for that matter out of context with the situation we are dealing with is not appropriate. 

In order to understand what intersection volume to capacity ratio is appropriate, one must put the 
situation in the proper land-use planning context. Is the area urban, suburban or rural? Clearly, when 
one is dealing with residential densities over 40 UPA and the office densities assumed ill our study, the 
area of context is nol suburban (at least in historical terms) -- it is urban. If one decides as a policy that 
urban type development is appropriate, then one also has to accept that volume to capacity ratios will 
rarely, if ever, fall below .90. This is borne out by the fact that the V/C ratios contained in our report 
for the existing UPA (Concept 1) and for the intersection of Hurontario/Steelcs arc reported as .91 and 
.90 for the morning and evening peak hours. If Brampton were to seriously decide that V/C ratios less 
than .90 are desirable, as stated in the staff report, then you should consider down-zoning the Fletchers 
Creek area, and probably many other areas in Bramplon as well. 
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In summary, I believe the issue of what is an appropriate VIC ratio is a "red herring" in this discussion. 
The real question as it rc/ates to B -A's report is: is the difference between residential densities of 52 
UPA to 60 UPA significant in terms of traffic impact. We contend that it is nol. 

J stand ready to discuss this matter in more detail with you or directly with members of the development 
team, perhaps in a forum more conducive to dialogue than a public council meeting. 

Yours truly, 

B-A Consulting Group Ltd. 

~ .--
Ralph F. Bond 
Principal Associate 

cc: Mr. John A Marshall 
Commissioner, Planning & Development 

Mr. D. Gordon 
Commissioner of Community Services 

Mr. A Solski 
Chief Administrative Officer 

Mr. J. Metras 
City Solicitor 
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SUITE 4200 STEPHAN M FRANKEl. BA. LLB 
BETH R BROMBERG. BA. LLB 100 MAIN STREET EAST 

,YCrullilum, @ntau"o 
L8N 3W6 

June :.th, 1989 
(416) 5223972 

FAX (416) 528 2767 

The Corporation of the 
City of Brampton 

Planning & Development Department 
150 Central Park DRivp 
BRAMPTON, Ontario 
['6T 7T9 

~ttcntion: Carl Brawley, M.C.I.P. 

Dear Sirs: 

Policy Planner 

Re: Lot 17, Plan 317 
Steeles Avenue, Brampton 
Your File Numher: SP21 
Our File Number: 141/89 

City of Ummplon 
PLANNING uEPT. 

JU N - 8 1989 Rec'd 

File No . 

.......... ?~.?~!. ..... 

I have reviewed the matter further with my client, and his 
concerns with the proposal is in fact the interior roads which 
apparently are required by the developer to the south. It would 
appear to me that these interior roads could run along his lands 
without dissecting our property, which would only then re~uirp 
one of the main artery roadways crossing our lands and linking up 
to stee 1 f;'S AvenuE' . I can see no <]00(1 reason why the add it i ona I 
roads could not cross the developer's lands and avoid the 
additional loss of land by my client over and above the main 
artery. 

t wOllld appreciate you contacting thp. writer: so that we 
might discuss this matter further. 

Your,;)trlll Y, 

I 

A1 (',,t. 
/' V· ~.:1'· 

SOl' (,(. . 14, ) 
i~H1-t,d iu h1lv,k, ( a erL.r-'~ 

V u\ If'-. ~ 1'-' 1~~-f,.... ~ "1'1-J q",-

STEPHAN MARTIN FR~NKEL 

SMF/kmd 

q- 17 )~vtL cl f\.«.~ -- p, 
I 

c· CL-; •• ? '" 11\.,4..{ h-. £.1 h (, / ..... , q 

d(.a',;:.....f ..... ~~ p,h ... ~,I'O-~ ',..: .... I"( ,i n'\.(J-tl .• 
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FRANKEL & ASSOCIATES IIr.':f1!' n('T r. :1 '\':':'~1 I1lJc'd tJ. ... ~ ~l,l ~... , ~ :J 

I'II;IU~\ S p;; ,,/~11/t \ Barristers and Solicitors 

Stephan M. Frankel Belli R 13n>m g 

September 27th, 1990 (.~)1·A-j 
The CorporatIon of the 
C 1 t Y 0 f Bra mp t on 
PlannIng & Development Department 
150 Central Park Dnve 
Brampton, OntarIO 
L6T 2T9 

Attn.: Carl Brawley, POII"CY Planner 

Dear SIr, 

RE: South Secondary Plan 

Further to our conversatIons, 
further wIth my clIent, the 
Developments LimIted, the owners 
on the enclosed plan. 

I have reviewed the matter 
prInCIpals of Tranrose 

of parcel 17 as deSIgnated 

My clIent does not appear content WIth the proposed plan as 
It relates to the roadway deSIgnated area. It would appear 
that the two roadways proposed to cross my clIent's lands, 
would therehy reduce signIficantly the amount of lann to be 
developed. My clIent IS wonderIng why in fact two roads are 
needed to cross theIr lands rather than SImply one road. My 
clIent does not have any ohjectIon With the deSIgnated road 
locatIon for that road closest to Steels Avenue, but is 
qUIte concerned as to the small roadway crOSSIng over lots 
17 and 18 and endIng 1n what appears to he some type of a 
court yard or deadend to the left of lot 18. I wonner why 
In fact thls roadway could not he dlverted In such a way as 
to a v old lot 1 7 a 1 t og e the r . 

Would you please advlse as to whether or not 
further forum for suhmlsslon to he made hy 
affected, or whether we should present 
proposal at thls tlme In wntlng. 

there wIll he a 
the 1 a nd own er s 
a mo r e forma 1 

Your earllest 
appreclated. 

attentlon to this matter would he greatly 

Suite 4200,100 Main Street, East, I familtoll, Ontario L8N 3W6 Tcleph elecopicr (116) 528·2767 



Proposed Secondary Plan 
Designations 

CONCEPT 3 (REVISED) 
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E:·<] HIgh Density ResIdential 
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Residential 

~ Office Commercial 
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Planning and Development 

Date: 90 05 08 

File no. 

Drawn by: J R 8 

Mep no. 75 - 27H 



GAMBIN ASSOCIATES 
BARRISTERS a SOLICITORS 

NOTARIES a TRAOE·MARK AGENTS 

EMILlO J GAMOIN 0 C 

MICHAEL E CARUSO 0 C GEORGE C DAMIANI QC 

EDWARD H RICHARDSON 

CELESTE IACOBELLI 

DOMENICOC S PRESTA 

CARLA TATANGELO 

RENZO BELLUZ 

CHRISTIAN R PIERSANTI 

LOUIS BIANCOLlN 

GERARD C BOREAN 

MURRAY H NIGHTINGALE TERENCE R WHALEN 

NICK DI MONDO PHILUP W SUTHERLAND 

DANNY BELLIN 

Y PLEASE REFER TO RENZO BELLUZ 

Noverrber 9, 1989 

The Corporation of the 
City of Bcampton 
150 Centcal Pack Dcive 
Brampton" Ontacio L6'l' 2'1'9 

Attention: Mr. Dalzell, 
Commissionec 

Deac sie: 

Re: Fletchees Ceeek South, Teaffic Impact study 
South-West Quadeant of Steeles/Hueontaeio 
Youe Files: SP24, TIW15.l1 and TIWlS.19 , 

. ..;~ 

TELEPHONE (4 161 669·6702 

SUITE 501 

7501 KEELE STREET 

CONCORD. ONTARIO 

LAK IY2 

OUTSIDE METRO TORONTO LINE 
TELEPHONE (4161 665·4045 

FAX (4 161 669·5770 

Dalo I'JOV 1 11 i~"'. : rlce\J 

1'1;0 NO·_I,· _ //1 
........... \.': :-... ~ . ), . .. .. 

Fuethee to youe lettee dated the 1st day of August, 1989 oue clients have 
since had seveeal discussions with eepeesentatives'of developees in the study 
aeea in an attempt to settle "equitable" disteibution of the cost of the teaffic 
studies. These discussions have peooved to be feuitless as it seems no-one can 
ageee on the definition of a faie and equitable distcibution of the costs. 

In oedee to conclude this mattee on oue client's behalt we would like at this 
time to state oue client's position. 

Although appeoximately 54 acees of land aee benefitting by the teaffic study it 
appeaes that theee is only appeoximately 18 acees undee active development at 
this time. Oue client,. Tuppeeville Holdings Inc. conteols appeoximately 3 of 
the said acees" theeefoce,. in oue client's opinion it is willing to pay its 
peo eated shaee as follows: 3 X $17,250.00 == $2,875.00. 

18 I 

In swnrnaey oue client is willing to pay at this time $2,875.00 not the $7,322.60 
eeguested in youe a£oeesuid lettee. 

-I I . i ... /2 
'1vP,' .. n Vo II \~ <11\( 7.44°/" . 12':H.4o -t) 1 ~tl • be> 

fIN 1<(1 I? .,I'lL n. '33 <11> )0g~. <H -I',.> Q!f1.1 ·40 
. . . ~.' . . ... 
511:> '1 !)$ 

~t"fI I/oT'(" , 11·(. .. ~t·.17 - 1- b·"q 0 . o~-s 



Mr. Dalzell 
City of Brampton 
Novembec 9, 1989 
Page 2 I 

It is appaeent at this time that oue client is willing to pay f8 = 16.67% of the 

tcaffic study costs although they only hold 5.58% of the entice land which is 
being benefitted. In othee woeds oue client is paying at the rate of 16.67% less 
5.58% = 1l.09% /fOre of its shaee than that which can be justified on the basis of 
benefit. Undee the "endeavouc to collect" clause of any agreement that oue 
client would enter into with the City, the City would simply agree to remit to 
oue client 11.09% of that which it is 'able to collect feom all future developers 
in the study area. 

If you can indicate the willingness of the City to proceed on the aforelnentioned 
basis our client will remit to you the sum of $2,875.00 ~~ fund its share of the 
teaffic stUdy. I • " 

y~u~e~ teuly 

~ ASSOCIATES 

fof(d£Juz 

sh I 
c.c. Tupperville Holdings Inc. 

c.c. Ronald Webb, Q.C. , 
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September 10, 1990 

City of Brampton 
Planning & Development Department 
150 Central Park Drive 
Brampton, ontario 
L6T 2T9 

Attention: Mr. earl Brawley 
Policy Planner 

Dear Carl, 

) GLEN -'~ " 
SCHNARR\' : ASSOCIATES 

Refer to file: 048-001 

-...... . - ... -
City of Bramplon 

PLANNING DEPT. 

Date SEP 1 2 t990 Rcc'd 

!-11e No • 

... 0 ..... ~ .. ~~.;? 

{jj' 
"~ 

RE: Fletchers Creek South Secondary Plan 
Density Bonusing 

Thank you again for meeting with David Butler and myself on 
August 24, 1990 to discuss the above noted matter. We understand 
that the current thinking is that density bonusing will be provided 
for through general statements in the Official Plan and 
specifically implemented on a site by site basis through the zoning 
by-law. We support this approach. 

We also understand that a committee has been formed to evolve 
density bonusing policies for this area. Both Tri-Green and 
ourselves would appreciate the opportunity of commenting on the 
proposed density bonusing policies prior to finalization of same. 
An indication of the schedule to complete th~ draft policy would 
also be valuable to us. 

Your assistance is most appreciated. 

Yours very truly, 

'~~"'......-"l:~ASSUCIA'l'ES 1Nl:. 

G.A. Schnarr, M.C.l.P. 
GS:lh 

c.c. Neil Davis 
Ron Webb 
David Butler 

SUITE 700. 10 KINGSBRIDGE GARDEN CIRCLE. 
MISSISSAUGA ONTARIO L5R 3K6 
(416) 568-8888 • Fax (416) 568-8894 



-City of Bramplon 
PLANNING DEPT. 

Date OCT 2 9 1990 Rec'd 

-;10 No. 

RICE KERBEL 
Cfj .. 4. ......... 

October 29, 1990 

Mr. John A. Marshall, M.C.I.P. 
Commissioner of Planning 
The Corporation of the City of Brampton 
150 Central Park Drive 
Brampton, Ontario 
L6T 2T9 

Dear Mr. Marshall 

... :~ 

Re: Proposed Official Plan & Zoning By-Law Amendment 
City South Limited 
Density Bonusing Policies 

In Augus t of this year, City Counc il, as you know, adopted a 
resolu t ion with respec t to the establishment of polic ies and 
guidelines regarding density bonusing. We understand that a 
committee has been formed and that firstly, general guidelines are 
to be established to allow the implementation of the City South 
application as well as the Fletcher's Creek South secondary plan 
lands at the southwest corner of Steeles Avenue and Hurontar io 
Street, and that secondly, more detailed, permanent policies are 
to be formulated for inclusion within the Official Plan regulating 
bonusing on a city-wide basis. 

We would appreciate being advised as to the progress of the 
committee and being provided with any draft policies or guidelines 
that the committee is able to make public for us to comment on. 

Yours truly, 

CITY SOUTH LIMITED 

RH/sa 

C 
4211 YONGE STREET SUITE 610 WILLOWDALE ONTARIO M2P 2A9 

7700 HURONTARIO STREET SUITE 413 BRAMPTON ONTARIO L6Y 4M2 
(416) 796-3630 

FAX: (416) 796-6360 



RICE KERBEL 

December 20, 1990 

Mr. John Marshall, M.ColoPo 
Commissioner of Plan~{ng & Develo~ment 
Planning & Development Department 
The Corporation of the City of Brampton 
150 Central Park Drive 
Brampton, Ontario 
L6T 2T9 

Dear Mr. Marshall: 

Dare 

City of Bra 
PLANNING'm-Wl!o 

DEe 27 1990 Rec'd 

File No. 

....... D. .. 
. ..... 

Re: Density Bonusing - City South Limited Offial Plan Amendment 
& Rezoning Application 

We are writing to inquire on the status of the density bonusing 
policies being formulated as they relate to the above-referenced 
site. We have had the opportun i ty to rev iew the d raft Off ic ial 
Plan Amendment document for Fletcher's Creek South secondary plan 
area and look forward to an amendment on the City South lands 
proceeding concurrently. We understand that some consideration may 
have been given to incorporating the City South amendment into the 
larger Fletcher's Creek amendment, however, in our opinion these 
are separate matters with distinct issues and we would respectfully 
request that they not proceed as one document. 

We thank you for your attention to this matter and would like to 
take this opportunity to wish you a Merry Christmas and all the 
best in the coming new year. 

Yours truly, 

CITY SOUTH LIMITED 

RH/sa 

cc: Mr. L.W.H. Laine 

4211 YONGE STREET SUITE 610 WlllOWDAlE. ONTARIO M2P 2A9 
7700 HURONTARIO STREET SUITE 413 BRAMPTON ONTARIO l6Y 4M2 

(416) 796-3630 
FAX: (416) 796-6360 
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3456 Mavl~ Road. Mlms~allga. 0111<1110 L5e 1 rR 
(116)566-8833 Moblle"16'1-7579 FAX5G6-7002 

February 11 1991 

Mr. earl A. Brawley, MC~? OPPI 
Policy Planner, Planning & Development 
City of Brampton 
150 Central Park Drive 
Brampton, ontario 
L6T 2T9 

Dear Mr. Brawley, 

RE: LANDS WEST OF HIGHWAY 10 
SOUTH OF STEELES AVENUE 
CITY OF BRAMPTON 
OUR FILE 638 

We refer to the meeting in your office attended by Mr. Lee Sims, 
Transportation Engineer with the I.B.I. Group and Mr. Robert Posliff, 
Architect. We discussed the draft amendment which proposes 0.75 
coverage for our client's lands, subject to bonusing provisions. We 
also introduced to you a traffic study prepared by Mr. Lee Sims, in 
which he can support at least 2 times coverage for this site and 
lands to the north. 

You undertook to speak with Mr. Don Minnaker with regard to the 
traffic study and it was our suggestion that wording be included in 
the Amendment to provide for increased coverage where traffic studies 
indicate this can be accomplished, as in this case. 

Our Clients are anxious to work with you to provide for increased 
coverage on their lands, since they see the location of primary 
importance to Brampton in the provision of an "entry" from the south. 

We and the other members of the team are prepared to meet with you, 
the City Engineer and other members of Staff to provide whatever 
materials are required to support this modification to the Amendment. 

-- --------_._-- .--- _ .. ------_._---_ ..... ---_. 



• ./ 

/'" 
//. Thank you for your attention. We look forward to bringing this 

~ matter to a successful copclusion. 

Yours very truly, 

H GH THOMPSON ASSOCIATES INC 

Hugh E.W. Thompson OPPI 

c.c. Mr. Alex Ma 
Mr. William H. Wang 
Mr. Lee Sims 
Mr. Robert Posliff 

IIlJGII rIlOMPSON A%Oc.rATI::~ INe 
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::11 'i6 Ma\'IS Roar\, MI~"s,allga, Onlarlo L5e I rR 
(-116) 566-RR::I3 Mobile 46-1-7579 FAX 566-7002 

March 11 1991 

Mr. John A. Marshall, MCP MCIP OPPI 
The Commissioner of Planning 
City of Brampton 
2 Wellington Street West 
Brampton, ontario 
L6Y 4R2 

Dear Mr. Marshall, 

RE: FLETCHERS C~EEK SOUTH 
SECONDARY PLAN REVIEW 
SOUTHWEST QUADRANT STEELES AND HURONTARIO STREET 
CITY OF BRAMPTON 
OUR FILE 638 
YOUR FILE P25S-024 

]}~I" 5 r.:. ,. I I 1 ) I Rcc'd 
! ,( ... ~ ." 1,/ 

: I .In ~l<', 

L,.,.". p~~ --·S·- OQL/. 

LJfltJ f( 
~ c{,Jf 

/' oY 

We are in receipt of Mr. Carl Brawley's letter of February 22 1991 
with regard to the submission of a separate rezoning application on 
our Clients' lands known as lots 7, 8 9 and 10, Registered Plan 347. 

, 
By letter of today's date, a rezoning and Official Plan Amendment 
application has been made to the City Clerk for rezoning to Service 
Commercial at 2.5 times coverage. 

Accordingly, our Clients have instructed us to submit an objection to 
the proposed Secondary Plan. 

We are prepared to attend any meeting to discuss this matter. 

Yours very truly, 

Hugh E.W. 

c.c. Mr. Alex Ma 
Mr. William 



lilIGl1 rJlOl\ll'SON ASSOClArES INe:. 

3156 Mavis Ru"d, Mi"i"""g", Ont"rio Lse I T R 
('116) 566-RR33 Mohile: 161-7579 FAX 566-7002 

April 1 1991 

Mr. Leonard J. Mikulich 
city Clerk 
city of Brampton 
2 Wellington street West 1'1-' 

BrRmpton, Ontario 
L6Y 4R2 

Dear Mr. Mikulich, 

RE: OFFICIAL PLAN AND REZONING APPLICATION 
LOTS 7,8,9 AND 10 RP 347 
SOUTHWEST QUADRANT, 'STEELES AND HURONTARIO STREETS 
CITY OF BRAMPTON 
YOUR FILE P25S-024 
OUR FILE 638 

By letter dated March 11 1991, we submitted an application for 
amendment to the Official Plan and Zoning By-Law on the subject 
lands. Subsequently, we attended a meeting on March 25 1991 with Mr . 
. John Marshall, Commissioner of Planning at which time we were 
presented with a outline draft of the proposed Density Bonusing 
Policy for Fletcher's Creek South. 

Our Clients have reviewed the outline draft of the proposed policy in 
conjunction with the policies contained within the Official Plan 
Amendment, and hereby give notice of objection to the Official Plan 
Amendment for the following reasons: 

1. Our Clients do not agree with the base floor space index of 0.75 
times the lot area as set out in paragraph 6.8.5 (i). On our 
Clients behalf we have submitted an Official Plan and Rezoning 
amendment application requesting 2.5 times the lot area, 
supported by a Traffic Impact Study dated December 28 1990. 

2. In our Clients' opinion, these lands are in a strategic location 
for office purposes. A higher floor space would be more 
appropriate as an entry to the City of Brampton. 

3. Paragraph 6.8.5 (i) proposes a maximum floor space limit of 1.0 
times the lot area tl •••••• subject to the Density Bonusing 
Policies of Section 12.8." Our Clients object to being subject 
to the Density Bonusing Policies when in their opinion a higher 



floor space index should be permitted and can be supported 
without reference to bonusing. 

\ 

Our Clients object to Paragraph 12.8, Density Bonusing Policies, in 
the proposed Secondary Plan. They cannot agree with the 
implementation of the policies:as set out in the outline draft 
discussed at the meeting with Staff on March 25 as it pertains to 
"gateway enhancement" contributions. In our Clients' opinion there 
are alternative methods to provide for street-scape improvements etc. 
other than set out in Paragraph 12.8.3 (vi) of the Official Plan 
Amendment. 

or these reasons and others which will be forthcoming, our Clients 
object to the proposed Official Plan Amendment for Fletcher's Creek 
South and will be asking the Minister to refer the Amendment to the 
Ontario Municipal Board for a Hearing. 

Our Clients did not receive notice of the meeting with Staff on March 
25 and would appreciate being notified through this office of all 
future meetings dealing with this matter. 

Thank you for your cooperation. 

Yours very truly, 

H GH THOMPSON ASSOC ATES INC 

Hugh E.W. Thompson 

~.c. Mr. John A. 
Mr. Alex Ma 
Mr. William Wang 

MCP MCIP OPPI 

I WCII n IOI\II'SON ASSOClA I ES INe 



.----

Sheridan College of Appllt<d Arts and Technology 

1430 Trafalgar Rd , Oakvllle, Ontario L6H 211 
Area Code (416) Oakvllle 849-2833, 
Fax 845-9925 

Office of the Vice President, Administration and Finance 

1991 04 02 

Mt". John Marshal! 
ComrrUssioner of Planning 
City of Br'ampton 
2 Wellington Street, West 
BLampton, Ontario 
L6V 4R2 

D3ar Mr. Marshal!: 

RE: IXaft Official Plan Amendment 
Fletchers Creek South Secondary Plan 

flPR 07.) 1991 

--yf:) cl ____________________ _ 

It is my understanding fran Mrs. D. Sutter that Brampton staff, both 
Parks and Planning, are prepared to review the wording of the draft 
Secondary Plan amendment relating to the Fletchers Creek area. In 
particular, the issue relates to the Public Open Space Policies. 

The College's concern deals with the stipulation in Section 9 (Page 7 
of the IXaft) which requires the conveyance of the valley lands, owned 
by the College, to the City of Brampton as a condition of development 
approval for the Sheridan lands east of the Fletchers Creek. Although 
this conveyance may not be a problem for the College, it is possible 
that Provincial Policy will not allow this to occur since Government 
funding was used to secure the lands in the first instance. In order 
to avoid any delay in the processing of the City's Secondary Plan 
document, we would like to suggest the following alternate wording be 
accepted. 

"9.1. 30 As a condition of development approval for the 
lands situated east of the Fletchers Creek Valley in Part of 
the West Half of Lot 15, ,Concession 1, W.H.S. (Sheridan 
College) in the geographic Township of Tor-onto, the valley­
lands associated with the Fletchers Creek shall either be 
conveyed to the City or a long term lease agreement, provid­
ing for public access, be entered into between the City and 
Sheridan College. The availability of these lands for public 
use will substantially complete the City's linear park system 
associated with the Fletchers Creek Valley. 11 



.Mr. John Marshall Page 2 

The method of providing f~ future public use can be dealt with during 
the Development Agreement process which would be required if and when 
the Sheridan College lands are developed. 

If you wish to discuss this matter further, please contact my office. 
It would be appreciated if the City could accept our suggested 
amendment. 

Yours truly, 

(·--7 
~ 

Michael D. Patrick, C.A. 
Vice-President, Administration and Finance 

lp 

c.c. Mr. Karl Walsh, City of Brampton Parks Department 
Mrs. H.D. Sutter, Dianne Sutter Consulting Services 


