
I ~ 

._--'---- -a 

APPROVED 
~S TO FORM 

l·'W DEPT. 
FJi -d,i PTON 

THE CORPORATION OF THE CITY OF BRAMPTON 

BY-LAW 
Number _____ 1_7~9_-8~7 __________ _ 

To adopt Amendment Number 123 to the 
Official Plan of the City of Brampton 
Planning Area. 

council of The Co~or~tio~ of the City of Brampton, in accordance with the 

rovisions of the Planning Act, 1983, hereby ENACTS as follows: 

• 

• 

Amendment Number ~1;..;2;;.;:3~_ to the Official Plan of the City of Brampton 

Planning Area, is hereby adopted and made part of this by-law. 

The Clerk is hereby authorized and directed to make application to the 

Minister of Municipal Affairs for approval of Amendment Number 123 to 

the Official Plan of the City of Brampton Planning Area. 

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

10th day of August , 1987. 

KENNETH G. WHILLANS - MAYOR 
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Mr. Corbe~t explained that the purpose of the Secondary Plan 
and the meeting was to inform the public as to the background 
material, and land use strategy which forms the basis for the 

Secondary Plan. 

David Berman, Lakeview Developments, suggested that- the road 

widening along Second Line West should be split between the 

lands in New Development Area #11 and the lands to the west. 

Also, he commented that land owners in Area #11 are going to 

bear the cost of providing land for school purposes for other 
Development Areas, and compensation should be provided. 

There were no further questions or comments and the meeting 

adjourned at 8:30 p.m. 
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A Special Meeting of Planning Committee was held on Wednesda};, 
June 3, 1987, in the Municipal Council Chambers, 3rd Floor, 
150 Central Park Drive, Brampton, Ontario, commencing at 8:14 
p.m., with respect to DRAFT SECONDARY PLAN NEW DEVELOPMENT AREA 

#li. The subject lands cover an area of approximately 122.8 

? hectares (303.5 acres) bounded by: Queen Street to the north; 

Chinguacousy Rd. to the west; 

CP Railway td the south, and 

Mid-Concession Line of Conc.2, 

WHS to the east. 

Members Present: Councillor N. Porteous - Chairman 

Alderman H. Chadwick 

Staff Present: 

Alderman E. Car~er 

Alderman A. Gibson 

Councillor P. Robertson 

Alderman L. Bissell 

Alderman P. Palleschi 
Alderman S. Di Marco 
Councillor E. Mitchell 

F. R. Dalzell, Commissioner of Planning 
and Development 

L.W.H. Laine, Director, Planning and 
Development Services 

J. A. MarshalJ, Director of Planning Policy 
and Research 

J. Corbett, ~olicy Planner 

E. Coulson, Secretary 

Approximately 19 members of the public were present. 

The Chairman inquired if the public h~d received the customary 
, notification of the public meeting. 

Mr. Dalzell replied in the affirmative. 

- cont'd. -
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The City has very limited statutory jurisdiction to ad~inister and enforce 

cost sharing agreements associated with school sites. This responsibility 

rests primarily between the affected· school board and property owners. 

Accordingly, the cost sharing policy within the draft secondary plan is 

appropriate in context of the City's planning responsibilities for such 

matters. 

Inquiries have also been made from residents on the west side of 

Chinguacousy Road regarding the impact of future development on private 

water supply. In this regard, the Region of Peel h~ advised ~hat: 

• provision will be required in all subdivision agreements for 

letters of credit to protect the private wells in the area; and, 

• a watermain may be required on Chinguacousy Road. 

RECOMMENDATIONS 

On the basis of the foregoing, it is recommended that: 

1. The notes of the public meeting be received; 

2. The draft secondary plan be approved; and, 

3. Staff be directed to submit the secondary plan to City Council for 

adoption. 

AGREED: 

JBC/hg/13 

R spectfully submitted, 

• A. Marshall, M.C.I.P. 
rector of Planning Policy 

and Research ' 
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Accordingly, the road widening requirements for Ma~is Road, have been 

incorporated within the draft secondary plan to conform with: 

• the functional planning requirements of the Region; and, 

• alignment .geometrics for the roadway within previously approved 

development, south of the subject iands. 

The Duff~rin-Peel Roman Catholic Separate School board has identified the 

need for the reservation of a secondary school site within New Development 

Area Number 11. After considering a number of alternative sites, the Board 

selected New Development Area Number 11 as the most appropriate to serve 

the intended catchment area, which extends: 

• north to Queen Street; 

• south of Steeles Avenue; 

• east to Main Street; and, 

• west to the Peel-Halton R~gional Municipal boundaries. 

The school board has also requested the inclusion of a clause within the 

relevant secondary plans, to encou ra,ge the equalization of costs associated 

'with the establishment of this school site amongst affected landowners. In 

accordance with the school board's request, the following policy provision 

has been include4.within the draft secondary plan: 

"3.3.2 The City shall encourage landowners within New Development Area 

Number 11 to enter into an agreement for the purpose of 

providing for the equalization of the cost associated with 

establishing the separate secondary school site designated on 

Schedule SP1S(b), as may be required by the Dufferin-Peel Roman 

Catholic Separate School Board" 
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Mr. Corbett explained that the purpose of the Sec?ndary Plan 
and the meeting was to inform the public as to the background 
material, and land use strategy which forms the basis for the 

Secondary Plan . 

DDVid fierman, Lakeview Developments, sugg~sted that the road 

\videni ng Cllong Second Li. ne Wes t should be sr1 it between the 

lamls i T1 New Deve loprncnt Area /Ill and the 1 ands to thc wcs t . 

Also, he commented lhat land owners in AI-ea ffll ar,e going to 

benr the cost of providing land [or school purposes for other 

Development ~reas, and compensati.on should be prOVided. 

There werc no furthc)- questions or commcnts and the meeting 

adjourned at 8:30 p.m. 
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INTER-OFFICE MEMORANDUM 

Office of the Commissioner of Planning & Development 

TO: The Chairman and Members of 
Planning Committee 

FROH: Planning and Development Department 

RE: Draft ~econdary Plan 
~ew Development Area Number 11 
Our File Number: SP-34 

June 9, 1987 

The notes of the public meeting, held on Wednesday June 3, 1987, with 

respect to the draft secondary plan for New Development Area Number 11, are 

attached for the consideration of Planning Committee. 

A representative of a landowner l:"ithin the area had two concerns with 

respect to: 

o the amount of road widening to be taken from the east side of the 

future Mavis Road; and, 

o cost sharing provisions for the designated separate secondary school 

site. 

The Regional Hunicipality of Peel has jurisdiction over the planning and 

development of Mavis Road. In response to the preliminary ,circulation of, 

the draft secondary plan, the Region has directed that road widenings be 

taken, as a condition of development approval, entirely from the east side 

of the future Mavis, Road. This same direction has previously been 

implemented for lands south of The Canadian Pacific Railway (New 

Development Area Number 12). 
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PUBLIC ~IEETING 

A Special Meeting of Planning Committee was held on Wednesday, 

June 3,1987, in the Municipal Council Chambers, ,3rd Floor-, 

150 Central Park Drive, Brampton, Ontario, commencing at 8:14 

p. m., wi th respec t to DRAr'T SECONDARY PLAN NE\.J DEVELOPN,ENT AREA 

4111. The suhject l:m<1s cover [In [lrc[I of nppl-oximately 122.8 ' 

hectares- (303.5 acres) bounded by: Queen Street to the north; 

Chinguacousy Rd. to lhe west; 

CP Raihvny to the south, tllld 

Hid-Concession Line or Conc.2, 

WIIS to the east. 

Members Present: Councillor N. Porteous - Chnirman 

Aldermnn II. Chadwick 

Staff Present: 

Alderman E. Carter 

Aldcrmnn A. Gibson 

Councillor P. Robertson 

AI.dermnll'L. Bissell 

Aldcrmnl1 P. Palleschi 

Al<1el-mnll S. Di Hnl-CO 

COllllciltor E. MiLciH'11 

F. R. Dnlze J ] , Commissioner of Planning 
nml Develqpment 

L.W.II. Laine, Director, Planning and 
Deve10pment Services' 

J. A. t-brshnll, Director of Planning Policy 
[lllti Rcscnrch 

J. Corbett, Policy Pttllll1Cr 

E. COlll son, Secr_etnry 

Approximately 19 members of the public .were present. 

The Chai nnan inqui red if the publ ic had received the customary 

notification of the public meeting. 

t-1r. Dab~ell replied ill the nffirmativc. 

- cantld. -
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The City has very limited statutory jurisdiction to administer and enfo~ce 

cost sharing' agreements associated with school sites. This responsibility 

-" res ts primari 1y between the nf fected school board and property owners. 

Accordingly, the cost sh.llring policy wit hin the draft secondary ptan is 

appropriate in context of the City's pl:lIlning rt:!sponsibilities for such 

mnt 1 en'J. 

In'luiries have also been made from resldents on the west side of 

Chingu;lcousy Road regarding the impact of future development on private 

w,lJter supply. In this reg;lrd, the Reglon o[ Peel has advised that: 

• proviston will be requtred in Rll subdivIsion agreements for 

letters of credit to protect the private wells in the area; and, 

• a watermain may be required on Chingu;)cousy Road. 

RECOHHENDATIONS 

On the h:lsts of lhl~ forer,olor" it is recommended l hot: 

1. The notes of the pubUc meet ing be reed ved; 

2. The draft secondary plan be approved; and, 

3. Staff be directed to submit the secondary plan to City Cound 1 for 

adoption. 

F .~,*;IDalzell, Commlssioner of 
Planning and Devel~pment 

JT3C/hg/13 

R speetflilly submttted" 

'~b~d1~l 
liey Planner 

• A. Marshall, M.C.l.P. 
rector of Planning PoLicy 

and Research 
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Accot"dingly, the t"oad widening requirements' for Mavis Road, have been 

incorporat~d within the draft secondary plan to conform with: 

• the function:tl pl:mnlng requirements of the Region; and, 

• alignment geomet rIcs for the rondway within previously approved 

development, south of t he subject lands. 

The Dufferin-Peel Roman Cat hoHc Separate School board has ident if ied the 

need for the reservation of a secondary school site within New Development 

An~:t Numher 11. After conr:;idering n number of altet"native sites, the Board 

s~lected New Development Area Number 11 rlS t he most appropril'ite to serve 

the f.ntended c:ttchment aren, which extendr:;: 

• nort h to Queen ::; t reet ; 

• south of Steeles Avenue; 

• east to flaln ~treet; and, 

• west to the Peel-lin Lton Regionnl Hunlctpal boundaries. 

The school board has also requested the inclusion of a clause within the 

relevant secondary plans, to encQurage the ertllaltzation of costs associated 

with the establishment of thi<; school site amongst ~ffected landowners. In 

accordance wlt h the school board's request, t he following po liey provis ton 

h:ts been included wlthin the (Iraft sl:'connnry pt.,n: 

"3.1.2 The City shall encourage landowners within New Development Area 

Number 11 to enter into an ngreement for the purpose of 

providing ror t he equal tzat lon of the cost associated with 

establishing the separate secondary school site designated on 

Schedule ::;PlS(b), as may be reqllired- by the Dufferin-Peel Romctn 

Cal ho Lie Sepa rat e School Board" 



'. INTER-OFFICE MEMORANDUM 

Office of the Commissioner of Planning & Development 

TO: The Chairman and Members of 
Planning Committee 

FROM: Planning and Development Department 

RE: Draft Secondary Plan 
New·Development Area Number 11 
Our rile Number: SP-34 

June 9, 1987 

The notes of the puhlic meet iOg, held on Uednesday June 3, 1987, with, 

respect to the draft !';econdary pla_n for Ne\oJ Oevelopmcnt Area Number 11, arc 

<1tt<1ched for the consideration of Planning Commlttee. 

A representative of a LRlldowner within the :\re8 had two concerns with 

rE:;spect to: 

o .the amount of road widening to be taken (rom the east si.de of the 

future Mavis Road; and, 

o cost sharing provisions for the de~tgnated separate secondary school 

slte. 

The Regional Hunicipality of Peel has jUrisdiction over the planning and 

development of Havis Road. In respoTl!';e to the pn:ltminary circulation of 

the draft secondary plan, the Region has directed that road widenings be 

taken; ;is a condition 6f development I1J;prov<1l, entirely from the east side 

oF. the future Mavis Road. same di rectlon has 
I 

previollsly been Th~s 

implemented for lands south of The Canadian Pacific Railway (New 

Development Area Number 12). 
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proponent (Lakeview Estates Limited) has met with the residents, and agreed 

to form a resident's advisory committee to provide input in the site design 

process. 

CONCLUSIONS 

A detailed site evaluation has determined that the sputh-east corner of 

Chinguacousy Road and Qu~en Street West is the only practical location for 

neighbourhood commercial development in New Development Area Number 11. 

The residents will have an opportunity to resolve' amenity and design 

concerns through participation in the site plan d,esign process. 

Accordingly, it is recommended that: 

1. The draft secondary plan for New Development Area Number 11 be 

approved; and, 

2. Staff be directed to submit the appropriate documents to City 

Council for adoption. 

/r.R. Dalzell, Commissioner, 
Planning an,d Dev~lopment 

JC/am/13 

J n B. Corbett, M.C.I.P., 
Policy Planner 

•• Marshall, M.C.I.P. 
rector of Planning Policy 

and Research 
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In addition, this site presents an opportunity to consolidate the 

development of the proposed neighbourhood commercial facility 'with an 

automobile service station which is permitted under the current zoning of 

this property. This approach ensures that: 

• access to the service station and neighbourhood commercial 

development are property co-ordinated; 

• more aesthetic and functional land use is achieved through the 

comprehensive development of the site; 

• land fragmentation on Queen Street West is minimized; and, 

• conflicts with abutting residential land use are minimized, since 

the number of free-standing commercial developments are reduced. 

Accordingly, it is evident that site 3 is the most appropriate location for 

the requirecj neighbourhood commercial development within New Development 

Area Number 11. 

However, the concern regarding the interface with residential properties on 

the north side of Queer, Street must also be addressed. In this regard, 

compatability between directly abutting residential and commercial develop

ment has often been achieved through building and site design treatments, 

such as landscaping, berming, and fJood lighting controls. In this case, 
, 

existing residential and proposed commercial development are separated by 

the 36.0 metre (118 feet) Queen Street right-of-way. A high degree of land 

use compatability can be achieved between residential and commercial uses 

on the opposite side of Queen Street through appropriate zoning and site 

plan controls. 

The residents could have more effective impact on the actual form of 

development on the site, during successive steps in the planning proces~, 

related 'to zoning and site plan desi~n. It should be emphasized that 

additional public meetings will be convened prior to zoning and subdivision 

approval for these lands. In the interim, the development 
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In this regard, it would be preferable to consolidate the proposed 

neighbourhood commercial facility with an existing commercial property, 

where a suitable site opportunity is available. 

Thus, site 2 is not preferred for neighbourhood commercial development 

since: 

• it would not resolve the land use interface issue with residences 

on the north 'side of Queen Street; 

• access to the site would conflict with the local (residential) road 

function of Major William Sharpe Drive; and, 

• further fragmentation of commercial development would result on 

Queen Street West. 

SITE 3: 

Site 3 represents the designated lc;>cation for neighbourhood commercial 

development in the draft secondary plan for New Development Area Number 

11. This site was selected since: 

• its location at the intersection of two major arterial roads 

provides the degree of exposure and vehicular accessibility 

required to effectively serve the local demand area; 

• conflicts between through and local (residential) traffic are 

minimized; and, 

• it is ideally situated to serve the ~ntended trade area, which 

extends north and, sou,th on Chinguacousy Road to the C.N. and C.P. 

railway tracks respe,ctively. 



,... oW 

- 6 -

SITE 2 

Site 2 is located at the south-west corner of Queen Street and the planned 

southerly extension of Major William Sharpe Drive. The site is currently 

occupied by a private residence and agricultural operation. During the 

preparation of the secondary plan it became evident that the current land 

owner has no immediate development intentions. 

In addition, the site is located immediately opposite existing residential 

developm~nt on the north side of Queen Street. Accordingly, site 2 has no 

advantage over the proposed location at the south-east corner of 

Chinguacousy Road and Queen Street in terms of the interface with existing 

residential development. 

Access to this site would be attained from both Queen Street West and Major 

William Sharpe Drive. Accordingly t site' 2 would ~ subject to the same 

disadvantages as site 1, with respect to encouraging through traffic on 

Major lHlliam Sharpe Dril1e, north and south of Queen Street. 

I 

The establishment of a neighbourhood commercial development would further 

fragment commercial development on Queen Street between Chinguacousy and 

McLaughlin Roads. There are already 4 commercial properties with direct 

access on to 'this segment of Queen Street West. An additional commercial 

establishment on site 2 would compound problems associated with: 

• conflicting residential and commercial oriented traffic movements; 

• land use conflicts with abutting residential uses; and, 

• fragmented development patterns. 
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• situated at the extreme north-east corner of New Development Area 

Number 11; and,' 

• bounded to the west by the planned southerly extension of Major 

William Sharpe Drive. 

Existing commercial developme~t is situated directly opposite site 1, on 

the north side of Queen Street. This feature enhances the initial 

attractiveness of site 1, since potential land use conflicts with existing 

development is minimized. However, much of this quadrant is o~cupied by an 

existing service commercial establishment (House of Textiles). 

Redevelopment of this service commercial establishment is high~y ~nlikely. 

In addition there is insufficient frontage on Queen Street West, between 

the southerly extension of Major William Sharpe Drive and the existing 

service commercial USE', to accommodate the neighbourhood commercial 

development. Access to the site would be obtained primarily from the 

southerly extension of Major William Sharpe Drive. Access from this 

roadway is not considered desirabie since: 

• it is designed to function only as a minor collector road which 

should not accommodate the volume of traffic associated with the 

scale of commercial development proposed; and, 

• a sign_ificant amount of through traffic would be encouraged on 

Major William Sharpe Dr-ive, which woulc;t conflict-with the local 

(residential) function of this road, to the north and south of 

Queen Street. 

Accot"d:l.ngly, there are no practical site opportunities for the development 

of a neighbourhood commercial facility at site number 1. 

, " 
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SITE :3 

Site Evaluation 
New Development Area Number II 

Existing Land Use 
t::::::::····:.::.:··, ) Single Family Residential 
~ Highway and Service Commercial 

Proposed Land Use 
-

I"':' ~ ( I Low and Medium Density Residential 
:::::::::::: Neighbourhood Commercial 
IIIIIIIII Service Commercial 
~t ~!:"'1 Hazard Lands 
t!_J Major Arterial Road 
i iZI Minor Collector Road 
f!,iIIIJ New Development Area Number II 

SITE I 

Map 2 

I: 4000 

• • 

.. 
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SITE EVALUAnON 

Given: 

• the documented need for the proposed neighbourhood commercial 

centre; and, 

• the allocat ion of commercial f loor ~pace and si te area 

requi rements ; 

then it is appropriate to undertake a site evaluation for the facility. 

The Brampton Official Plan identifies the intersection of arterial and 

collector roads as the preferred location for neighbourhoo4 commercial 

facilities. Map 2 identifies 3 potential sites, within New Development 

Area Number 11, which appear to satisfy this preliminary criteria. The 

appropriateness of these sites for commercial development may be evaluated 

relative to the following factors: 

• suitability for commercial development; 

• interface with existing land use; 

• comprehensiveness of development; 

• accessibility to the intended trade area; 

• vehicular access; and, 

• other development constraints/opportunities. 

SITE 1 

Site number 1 is: 
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MAP 1 
Existing & Designated Commercial Facilities 

- Local Demand Area 
tzza New Development Area No.11 
o Central Commercial Corridor 
B§ Four Corners Commercial 
Bit Regional Commercial 
~:::;:;:;J NeighbourhoOd Commercial 

• Convenience Commercial 
_ Highway & Service Commercial 
~ Specialty Office Service Commercial 
R~~~~J District Commercial 

". , 

SellIe' '.4000 
Dale I October 'I. 
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This type of shopping pattern is accommodated in the draft secondary pian 

by distributing the total gross leasable floor space allocations between a 

neighbourhoo~. and convenience commercial centre. The proposed 

neighbourhood commercial centre would accommodate a maximum of 57,000 

square feet of gross leasable floor area on a 6.0 acre site, and consist of 

the following tenant mix: 

• a supermarket (to a maximum of 25,000 square feet); 

• a proportional amount of department store type merchandise space; 

• restaurants; 

• bank or trust companies; and, 

• othel retail uses. 

The proposed convenience commercial centre would accommodate a maximum of 

20,000 squale feet of gross leasable flool area on a 2.0 acre site, an~ 

consist of the following tenant mix: 

• confectionary and specialty food (to a maximuin of 5,000 square 

feet) ; 

• a proportion of department store type merchandise; 

• restaurants; 

• personal services, and, 

• local offices. 
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NEED 

The future residents of New Development Area Number 11 must be adequately 

served with shoppi~g opportunities in context of the commercial hierarchy 

prescribed by the City of Brampton Official Plan. To assist in the 

determination of future commercial land use in the development area, a 

trade area analysis has been prepared by a consultant on behalf of a major 

land owner in the locality. 1 A comprehensive review of this 'trade area 

analysis has been undertaken as part of the secondary plan preparation 

process. The results of this review are summarized below. 

Map 1 depicts existing and designated commercial facilities within, and in 

proximity to the "local demand area". (The area which will primarily be 

served by the proposed neighbourhood commercial facility). The trade area 

analysis found that demand for additional commercial floor space would 

result from population growth within the local demand area. 

In this regard, new growth in the order of 7,713 persons would support an 

additional 7,155.3 square metres (77,000 square feet) of gross leasable 

floor area. 

Gi ven this total commercial floor space allocation within the development 

area, the shopping needs of future residents should be satisfied by: 

• daily retail, convenience and personal service facilities, in 

highly accessible locations with a strong pedestrian orientation; 

and, 

• weekly comparison shopping facilities including supermarkets, 

department store type merchandise and local offices in locations 

which are typically automobile oriented. 

1. Trade Area Analysis South-east Quadrant, Queen Street West and 

Chinguacousy Road, H. Scott Morgan, M.C.I.P. 



INTER-OFFICE MEMORANDUM 

Office of the Commissioner of Planning & Development 

TO: The Chairman and Members of 
Planni~g Committee 

FROM: Planning and Development Department 

. RE : DRAFT SECONDARY PLAN 
Rew Development Area Humber 1 ~ 
Our File Humber: SP34 

BACKGROUND 

June 19, 1987 

At its meeting of 1986 06 15, Planning Committee received ~he notes of the 

public meeting pertaining to the above noted secondary plan. In response 

to resident fS concern regarding the proposed "Neighbourhood Commercial" 

designation at'the south-east cotQer of Chinguacousy Road, and Queen Street 

West, the matter was referred to staff for further analysis. The principal 

concern' of the residents was the potential i~pact of the facility on 

residential properties to the north of Queen Street. 

Accordingly, it is the intent of this report to: 

• confirm the need for the proposed neighbourhood commercial facility; 

• evaluate the appropriateness of the proposed site, and, 

• recommend an appropriate course of action to Planning Committee. 

c3 
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development approval for lands abutting l-Iavia Road and Q.Jeen Street 

West, e~cept at approved access locations. 

4.1.6 The right-of-way requirement for Hinor Collector ltoada deaigna~ed on 

Schedule SPI5(b) shall be 23.0 metres. 

4.1.7 The local road aystem will be subject to 8pprov~1 8S psrt of the 

subdivision approval process. 

4.2 Railways 

4.2.1 Schedule SPI5(b) identifies a proposed grade separat~on 8t the 

intersection of Mavis Road and the C. P. Railway. Sufficient lands 

shall be reserved for such a grade separation, if required, prior to 

draft plan approval of aff~ctp.d plans of subdivision. 

5.0 MUNICIPAL SERVICES 

5.1. Storm Water Management 

A detailed engineering and drainage report shall be undertaken for any 

development In New Development Area Number II, and will be subject to 

the approval of the appropriate Conservat ion Author! ty and the Cl ty. 

This report will describe the storm water management techniques which 

muat be implemented, to minImize the amount of storm water drainage, 

Itnd Rnd propoged methods for controll1ng or m(n(mfzlng erosion and 

s iltst ion in New Development Area Number 11 and in downs tream areas 

during and after the construction period. 

5.2 Sanitary Sewage and Water Supply 

5.2.1 Development within New Development Area Number II shall be provided 

with, and be subject to, the provision of piped municipal water and 

sanitary sewers. 

6.0 Implementation and Interpretation 

27/86/3 

The provisions of CHAPTER 7 of the Official Plan shall apply to the 

implementation and interpretation of this chapter. 
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interfere with some residential activities. This notification shall be 

registered on title against the lands within Special Policy Area Number 

2. 

3.6.3 Notwithstanding the "Low and Medium Density Residential" designation of 

lands shown outlined as "Special Policy Area Number 3" on Schedule 

SPI5(b), Council shall encourage the acquisition of the existing 

residential holding, by a development proponent on abutting lands, for 

comprehensive redevelopment with the abutting COlDllllnity Park. Until 

such redevelopment ~ccurs, the amenity of the existing holding shall be 

assured through the establishment of a landscaped buffer area abutting 
• 

lands designated for Community Pa~k purposes. Such a buffer area shall 

have a minimum width of 15.0 metres (50 feet) and contain berming, 

landscaping fencing or screening· as may be deemed appropriate by the 

City. 

4.0 TRANSPORTATION POLICIES 

4. 1 Roada 

4.1.1 Road facilities in New Development Area Number 11 are intended to 

develop and function in accordance with the provisions of CRAPTER 4, 

subsection 4.2. of this Plan. 

4.1.2 The right-of-way requirement for Queen Street West ahall be 36.0 

met res. Appropriate road widenings necessary to achieve the 

right-of-way requirement, shall be conveyed to the road authority 

having jurisdiction, as a prerequisite to development within New 

Development Area Number II. Additional right-of-way dedicationa may be 

required at major intersections for the construction of turning lanes 

and/or for utilities. 

4.1.3 This Plan provides for the staged· construction of Mavis Road as a Major 

Arterial Road in accordance with CHAPTER 4, subsection 4.2., and 

Schedules "H" snd "1" of the Official Plan. 

4.1.4 Lands shall be conveyed to the Regional Municipality of Peel in 

conjunction with the development of abutting lands within New 

Developnent Area Number 11 to achieve a right-of-way for Mavis Road of 

36.0 met res. Conveyances of land requi red to achieve a 36.0 metres 

right-of-way shall be dedicated, as a condition of development 

approval, entirely from the east side of the existing westerly limit of 

Second Line West. 

4.1.5 To protect the Major Arterial function of Havis Road, and Queen Street 

West, it is the policy of the City to restrict access from individual 

properties. To this end, 0.3 metre reserves shall be a condition of 
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Where an open watercourse is involved, adequate space and slope 

gradients shatl be provided for maintenance and other such purposes 

including pedestrian linkages. Underpasses may be required, where 

deemed appropriate by the City, where an open wat~rcourse intersects 

with a collector road to maintain the continuity of the pedestrian 

linkages. 

3.5.2 Building setbacks may be imposed from the margin of Hazard Lands so as 

to have regard for the extent and severi ty of exis ting and potent ial 

hazards. The setbacks sha~i be determined, if required, by the 

appropriate Conservation A~thority, and the City, prior to draft 

approval of affected plans of subdivision, and shall be incorporaoted 

into the implementing zoning by-law. 

3.6 SpeCial PolicX Areas 

3.6.1 Lands designated" "Low and Medium Density Residential" and located 

within "Special Policy Area Number 1" shown on Schedule SP15(b) shall 

be developed in accordance with the policies of section 3.1 of this 

Chapter. In keeping with the policies of CHAPTER 2, policies 

2.1.1.10.1 and 2.4.4.1 of the 'Official Plan, Council recognizes the 

potentlal' incompatabilitiy of residential development with the 

operatIons of the Ontario Correctional Institution to the east. To 

enhance the privacy, amenity and security of future residents of the 

area, Councll shall not permit new residential lots to abut 

Institutionally designated lands to the east of Special Policy Area 

Number 1. The necessary building separation shall be achieved through 

th,e employment of security measures and subdivision design features 

deemed satisfactory to the CIty, in consultation with the appropriate 

provincial authorities. This shall include the installation of 

appropriate fencing and the alignment of l.ocal frontage roads parallel 

to Institutionally designated lands. Residential lots shall only be 

permitted on the west side of such local hontage roads, to provide 

adequate physical separation from In~titutionally designated lands. In 

addition, development proponents shall be required to Inform all 

prospective tenants or purchasers of bnd wIthin Special Pollcy Area 

Number I, of their proximity to a provincial penal facility. This 

/ notification shall be registered on title against the lands within 

Special Policy Area Number 1. 

3.6.2 Lands designated "Low and Medium Density Residential" a,nd shown as 

Special Policy area Number 2 on Schedule SP15(b) shall be developed in 

accordance with the policies of sect ion 3. 1 of this Chapter. Council 

recognizes potential adverse impacts on residential activities in this 

locality related to the operations of the Ontario Provincial PoUce 

Training Centre to the east. Accordingly, development proponents shall 

be required to inform all prospective tenants or purchasers of" lands 

within adjacent plans of subdivision that eertain operations 

associated wi th this facility, including a l1eUport, may occasionally 
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Accordingly, the relevant plan of subdivision shall provide sufficient 

frontage on the designated collector road to accommodate such access to 

the Community Park facility, to the satisfaction of the ~ity. 

3.4.3 A "NeighbOurhood Park" with an area of approximately 1.2 hectares (2.9 

acres) sha 11 be located abut tlng the separate elementary school sl te, 

as designated on Schedule SPI5(b). 

3.4.4 A "Neighbourhood Park" with an area of approximately 1.8 hectares (4.5 

acres) shall be located as designated on Schedule SPI5(~), to retain to 

the greatest extent practicable portions of the Class 11 Woodlot 

identified on Schedule C to the Official Plan. In this regard, 

development proposals abutting these lands shall be subject to the 

P911cies of CHAPTER I, subsection 1.3 of the Official Plan. 

3.4.5 Neighbourhood Parks designated on Schedule SPI S(b) shall be developed 

in accordance with the provisions of CHAPTER 2, poUcy 2. S. 1.3.17 of 

the Official Plan. 

3.4.6 A "Parkette" with an area of approximately 0.24 hectares (0.5 acres) 

shall be established In the general location designated on Schedule 

SP 15(b), ~nd shall be developed in accordance with the provisions of 

CHAPTER 2, policy 2.5.1.3.16 of the Official Plan. 

3.4.7 Where "Open Space" facilities designated on Schedule SP15(b) abut 

school sites, It is the Intent of the City to co-operate with the 

relevant school board to co-ordinate the planning, development, 

maintenance and activity programming of the school and park facilities. 

3.4.8 Lands outlined as "Linear Buffer Strip" on Sc;hedule SPIS(b) shall be 

used for connecting walkways and pedestrian linkages between elements 

of the Open Space system, and to provide a protective buffer between 

potentially conflicting land uses. The" Linear Buffer Strip" -shal'l 

consist of a widened boulevard contained within a local road 

right-of-way. .The "Linear Buffer Strip" shall have a width of 

approximately 7.5 metres (25 feet) and shall be landscaped to the 

satisfaction of the City. In accordance with policy 2.5.1.3.3. of the 

Official Plan, the "Linear Buffer Strip" shall not be credited as part 

of the dedication of land required under the Planning Act. 

3.5 Hazard Lands 

3.5.1 Lands designated "Ha~ard Lands" on Schedule SP15(b) have been 

identified by the appropriate Conservation Authority as having inherent 

environmental hazards due to flood susceptabllity. Designated "Hazard 

.Lands" shall remain in their natural state or be utilized for storm 

water management purposes and complimentary uses in accordance with the 

polcles of CItAPTER I, subsection 1.2 of the Of field Plan. 

EI-41 
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Institutional 

The Dufferin-Peel Roman Catholic Separate School Board has identified 

the need for the reservation of: 

(i) a 6.0 hectare (15.0 acres) separate secondary school site; and, 

(ii) a 2.4 hectare (6.0 acres) separate elementary school site. 

These school sites shall be established in the general locations 

designated on Schedule SPI5(b). The required school sites shall be . 
included in the relevant plans of subdivision, to the satisfaction of 

the appropriate school board at the time of draft plan approval. In 

the event that these sltes are not required for school purposes, the 

use of the lands for Low and Medium Density Residential purposes shall 

be permitted, in accordance with subsection 3.1, and without an 

amendment to this Plan. 1I0wever, the City reserves the right to 

acquire a portion of the secondary school aite designated on Schedule 

SPI5(b), prior to thei r re lease for resident ial purposes, to provide 

some of the recreational facilities which would otherwise ,have been 

provided on the school site. 

3.'3.2 Prior to draft approval of plans of subdivision, the City shall 

encourage landowners within New Development Area Number ,11 to enter 

into an agreement for the purpose of providing Cor the equalization of 

the cost associated with establishing the separate secondary school 

qite designated on Schedule SPI5(b). as may be required by the Dufferin 

Peel Roman Catholic Separate School Board. _ 

3.3.3 It Is Intended that the significant grouping of high quaU ty tree 

specimens which are located within the designated separate secondary 

school site, are retained to the greatest extent practicable, to 

enhance the amenity of the locality. 

3.4 Open Space 

3.4.1 Lands designated "Open Space" on Schedule SPI5(b) shall be used for 

0l\tdoor and indoor recreation areas and facilities of community and 

neighbourhood significance with respe~t to lands so designated, and the 

policies of CHAPTER 2, subsection 2.5.1 of the Official Plan shall 

apply. 

3.4.2 A "Comnruni ty Park" with an area of approximately 4.2 hectares (10.4 

acres) shall be established in the general location indicated on 

Schedule SPI5(b), and shall be developed in accordance with the 

proviSions of CHAPTER 2, policy 2.5.1.'3.18, of the Official Plan. 

Vehicular access to the Community Park shall be provided only from the 

abutting collector road, as designated on Schedule SPlS(b). 
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(iii) An automobile service station shall also be permitted as a 

free-standing facility or integrated with the neighbourhood 

commerci<ll facilities; 

(iv) Vehicular access shall be determined through the development 

approval process, as deemed appropriate by the road author! ty 

having jurisdiction. 4s a condition of development approval, 0.3 

metre reserves may be required along abutting major arterial 

roads, except at approved access points; and, 

(v) Provision shall be made to minimize impacts on abutting and 

adjacent residential uses, through landscaping and the erection 

of masonry walls and other methods of screening to the 

satisfaction of the City. 

1.2.2 Lands designated "Convenience Commercial" on Schedule SPI5(b) shall be 

developed with one or more retail or service establishments, planned 

and developed as a unit, in accordance with the policies of CHAPTER 2, 

subsection 2.2 of the Off~cial Plan, and the following: 

(I) The maximum gross leasable area permitted shall be approximately 

1858 square metres (20,000 square feet); 

(ii) Primary permitted uses include confectionary and specialty food 

uses to a lIk"lximum of approximately 464.5 square met res (5,000 

square feet), retail services, service establishments, 

restaurants, and local offices. 

(Hi) Commercial development shall only be permitted which is 

compatible with adjacent residential .development. Provision 

shall be made to minimIze impacts on abutting and adjacent 

residential uses, through landscaping and the erection of masonry 

walls and other methods of screening to the satlsfact ion of the 

City; and, 

(iv) Vehicular access shall only be permitted from the abutting 

collector road. Access from Mavis Road shall be prohibited. To 

this end, the conveyance of a 0.3 metre reserve to the road 

authority having jurisdiction shall be a condition of development 

approval. 

3.2.3 Lands designated "Service Commercial" on Schedule SP15(b) shall be 

sllbject to the provis lons of CHAPTER 2, pollcles 2.2.4.9 and 2.2.4.10 

of the Official Plan. Per'mltted uses include small scale retall, 

service and office uses which are moderately space-Intensive, and are 

moderate generators of vehicular traffic. Convenience commercial and 

automotive service uses shall not be permitted without an amendment to 

this Plan. 
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Environment, and the City, in consultation with C.P. Rail,are 

undertaken to prevent or alleviate such adverse impacts. Such 

measures may include berming, fencing or the requirement of adequate 

building setbacks. 

3.1.7 Where residential development for which noise control measures will be 

required, precedes the construction of Havis Road to its ultimate lane 

configuration, the City shall require as a condition of subdivision 

approval, that sufficient lands and facili ties be provided for nolse 

attenuation, in accordance with the requirements of the appropriate 

authorities. In this regard, the City shall require the employment of . 
specific subdivision design features including, but not limited to the 

following: 

(i) Reverse frontage lots of sufficient depth to accommodate required 

noise attenuation measures; 

(U) Frequent landscaping treatments, where appropriate, to break the 

continuity of noise attenuation features thereby enhancing the 

visual amenity of the Havis Road streetscape; and, 

(iii) Frontage service roads. 

3.1.8 Residential lots shall be oriented toward, and have access to the local 

and minor collector road system. 

3.1.9 The Gity shall encourage the incorporation of existing residential 

holdings in the subdivision plans of abutting properties. Accordingly, 

provision shall be made in abutting plans of subdivision to ensure 

compatabUity of new ~evelopment with existing residential holdings, 

and to provide for their redevelopment in accordance with this chapter. 

3.2 Commercial 

3.2.1 Lands designated "Neighbourhood Commercial" on Schedule SP15(b) shall 

be developed with a group of commercial establishments planned and 

managed as a uni t, in accordance with the policies of CIlAPTER 2, 

subsection 2.2 of the Official Plan, and the following: 

(i) The maximum gross leasable area permitted shall be approximately 

5295.3 square metres (57,000 square feet); 

(ii) Primary permitted uses include a supermarket, with a maximum 

gross leasable area of approximately 2322.5 square metres (25.00 

square feet), retail stores, service establishments. restaurants 

and local offices; 



- 3 -

TABLE 1 

Housing Type 

Single-Detached Density Types 

Semi-Detached Density Types 

Townhouse Density Types 

TOT,AL 

Per Cent of Total 
Dwelling Units 

45-50% 

35-40% 

10-20% 

100% 

3.1.2 The density range for New Development Area Number 11 shall be 18.3 to 

32.2 unIts per hectare (7.4 to 13.0 units per acre) of gross 

residential area. 

).1.) In areas designated "Low and Medium Density Residential" on Schedule 

SP15(b), permitted uses include those residential uses within the Low 

and Townhouse Density range defined in Part II of The Official Plan, 

subject ,to policies 3.1.1 and 3.1.2 above. 

3.1.4 The preferred location for' medium density residential uses will be: 

(i) Adjacent to collector or arterial roads, and in proximity to 

public transit service; 

(ii) In proximity to public parklsnd and significant topographic 

features; 

(iii) In locations where the development will not create traffic 

congestion on the local street system; and, 

(iv) In locations where a high degree of compatibility can be 

achieved with existing or planned low density residential 

development. 

, 3.1.5 Residential development adjacent to arterial roads and railways will be 

subject to the Rail Noise and Vibration, and Road Noise Policies of 

C"",PTER I, subsections 1.8.2 and 1.8.3 of the Offlcial Plan. 

3.1.6 Prior to subdivision approval for lands situated adjacent to the C. P. 

Rall right-of-Yay, nolae impact studies shall be undertaken by the 

development proponent, to identify potential adverse impacts, and 

appropriate attenuation measures. Development shall only be permitted 

if attenuation measures satisfactory to the Ministry of the 

, £/-37 
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"7.27.15 Fletchers West Secondary Plan 

Subsection 2.4 of Chapter BI of Section B of Part C, 

and Plate Number 7, of the Consolldated Official Plan 

of the City of Brampton Planning Area, as they apply 

to Secondary Plan Area Number IS, as amended by 

Amendment Number 18 and lOlA, and Part IV - Chapter 

IS(a) and 15(b) of this Plan, shall constitute the 

Fletchers West Secondary Plan." 

(vii) by addtng the following text to PART IV - SECONDARY PLANS, as 

Chapter lS(b): 

1.0 PURPOSE 

"Chapter lS(b): The Fletchers West Secondary Plan as it relates 

to New Develop~ent Area Number II." 

The purpose of this chapter, together with Schedule SPIS(b}, is to: 

• implement the policies of ,the Official Plan for the City of 

Brampton Planning Area, by establishing, in accordance with 

sect ton 7.2 of Part II, detailed planning polleies for the 

development of the lands shown outlined on Schedule SPIS(b)j 

and, 

• specify the desired pattern of land use, transportation network 

and related policies to achieve high quality, efficient and 

orderly urban development. 

The area covered by this chapter is Identified as "New DevelopmeT!t Area 

Number 11" on Schedule "0". This chapter will form part of the 

Fletchers West Secondary Plan. 

2.0 LOCATION 

The subject lands encompass a total area of approximately 122.8 

hectares (303.5 acres) and are situated south of Queen Street West, 

east of Second Line West, comprising part of the west half of Lots 2, 

3, 4 and 5, Concession 2, W.H.S., of the former Township of 

Chinguacousy, now in The City of Brampton, as shown outlined on 

Schedule SP15(b). 

3.0 DEVELOPMENT PRINCIPLES 

3.1 Residential 

3.1.1 Housing mix target ranges shall be as indicated on Table I, and shall 

apply to the whole of New Development Area Number II. 
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AHENDHENT NUMBER 
TO TIlE OFFICIAL PLAN 

OF THE CITY OF BRAMPTON PLANNING AREA 

1.0 Purpose 

The purpose of this amendment is to establish, in accordance with 

section 7.2 of the City of Brampton Offldal. Plan. detailed planning 

policies for lands within New Development Area ,Number 11. as identified 

in the Official Plan. 

2.0 Location 

The lands subject to this' amendment encompass a t'otal area of 

approximately 122.8 hectares (303.5 acres), and. are situated south of 

Queen Street West, east of Second Line West, comprising part of the 

west half of Lots 2, 3. 4 and 5, Concession 2, W.H.S •• of the former 

Township of Chinguacousy, now in the City of Brampton. 

The lands subject to this amendment are ahown as "New Development Area 

Number II" on Schedule "A" to this amendment. 

3.0 Amendment and Policies Relative Thereto: 

". 

The document known as the Official Plan for the City of Brampton 

Planning Area Is hereby amended: 

(1) by ad4ing thereto aa Schedule SP15(b) j Schedule A to this 

amendment: 

(ii) by adding to Schedule "F", Commercial thereto, a "Convenience 

Commercial" designation in the location shown on Schedule B to 

this amendment: 

(ili) by adding to Schedule "F". Commercial thereto, a "Highway and 

Service Commercial" designation in" the location shown on 

Schedule B to this amendment; 

(iv) by adding to Schedule "F". Commercial thereto, a "Neighbourhood 

Commercial" designation in the location shown on Schedule B to 

this amendment; 

,(v) by adding to Schedule "A" General Land Use Designations 

thereto; three "Commercial" designations in the locations shown 

on Schedule C to this amendment; 

(vi) by deleting the first paragraph of subsection 7.2.7.15., and 

substituting therefor the following: 

EI-~ 
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THE CORPORATION OF THE CITY OF BRAMPTON 

BY-LAW 
Number ____________ ~~-----

To adopt Amendment Number _ to the 
Official Plan of the City--OC--Brampton 
Planning Area. 

The councll of The Corporation of the City of-- Brampton. in accordance with the 
I' 
~rov!s!ons of the Planning Act. 1983. hereby ENACTS as follows: 

1. Amendment Numbe r to the Official Plan of the City of Brampton 

Planning Area, is hereby adopted and made part of this by-law. 

, j 

The Clerk is hereby authorized and di rected to make application to the 

Minister of Municipal Affairs for approval of Amendment Number _______ to 

the Official Plan of the City of Brampton Planning Area. 

~EAD a FIRST. SECOND and THIRD TIME. and PASSED in OPEN COUNCIL • 

• 1 
this day of • 198 • 

KENNETH G. WHILLANS - MAYOR 

LEONARD J. MIKULICH - CLERK 

)' 



AMENDMENT NUMBER _____ _ 

to the Official Plan of the 

City of Brampton Planning Area 

£'1-33 
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Implementation and Recommendations 

Implementation of the land use and transportation strategy for New 

Development Area Number 11 will require the approval of the attached 

draft secondary plan, as an amendment to the City's Official Plan. 

Accordingly, a public meeting is required in accordance with the 

Planning Act, and Council's procedures. 

Upon approval of the secondary plan by the Ministry of Municipal 

Affair~, individu~l plans of subdivision may then be considered for 

approval, subject to the requirements of the Official Plan and 

Secondary Plan. 

Accordingly, it is recommended that: 

1. A public meeting be held in accordance with City Council's 

procedures; and, 

2. Subject to the results of the public meeting, staff be 

directed to submit the secondary plan to City Council for 

adoption. 

of 

Respectfully submitted, 

hn B. Corbett, M.C.I.P. 
P Hcy Planner 

A. Marshall, M.C.l.P. 
irector of Planning 

Policy and Research 

JBC/hg/9 
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2.2.2-Collector Roads 

The draft secondary plan proposes a network of minor collector roads 

consisting of: 

• the southerly extention of Major William Sharpe Drive; and, 

• two east-west collectors intersecting wi~h the future Mavis 

Road. 

Minor collector roads are planned to: 

• have an ultimate right-of-way width of 23.0 metres; and, 

• accommodate light to moderate volumes of short distance 

traffic travelling at low speeds between neighbourhoods, or to 

or from the major collector and arterial street system. 

Direct access from abutting properties is permitted. 

2.2.3 Local Roads 

The local road system will be developed as part of the subdivision 

approval process. 

2.2.4 Railways 

The draft secondary plan identifies a proposed grade separation at 

the intersection of Mavis Road and the C. P. Railway. Sufficient 

lands shall be reserved for such a grade separation, if required, 

prior to draft plan approval of affected plans of subdivision. 
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lransportation Strategy 

It is the intent of the draft secondary plan to ensure the 

development and maintenance of an effective transportation system, 

that_ will maximize accessibility within the development area. The 

draft secondary plan indicates the alignment and right-of~ay 

requirements of arterial and collector roads. 

2.2.1 Arterial Roads 

Two major arterial roads serve New Development, Area Number 11; 

namely: 

• Queen Street West; and, 

• the future Mavis Road extension along the westerly development 

area boundary. 

Major arterial roads have an ultimate right-of-way width of 36.0 

metres, and are planned to: 

• accommodate large volumes of medium distance intra-regional 

traffic at medium speeds; and, 

• serve traffic flows between the principal areas of traffic 

generation, as well as tr~ffic enroute to, o~ from provincial 

highways and freeways. 

Direct access to abutting properties is not permitted where 

alternatives exist, so as not to interfere with the primary arterial 

stree~ function of moving through traffic. 
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degree of exposure and accessibility required to effectively serve 

the local demand area. In addition, the Neighbourhood Commercial 

designation accommodates an automobile service station which is' a 

permitted use under the current zoning of the Imperial Oil property, 

~t the south-east corner of Queen Street West and the future Mavis 

Road. 

The draft secondary plan provides for a site area of approximately 
• 

2.4 hectares (6.0 acres), and a maximum gross leasable floor area of 

5,295.3 square metres (57,000 square feet) for the proposed 

Neighbourhood Commercial site. 

The proposed Convenience Commercial centre accommodates floor spac~ 

prima~ily associated with: 

• confectionary a~d specialty food (to a maximum of 5,000 square 

feet) ; 

• a proportio~ of department store type merchandise; 

• restaurants; 

• personal services; and, 

• local offices. 

The most appropriate location for convenience commercial facilities 

is on collector roads. Accordingly, the draft secondary plan 

designates a 0.8 hectare (2.0 acre) site at the intersection of the 

proposed mid-block collector and the future Mavis Road. A maximum 

gross leasable floor area of approximately 1858.0 square metres 

(20,000 square feet) is also established. 

The draft secondary plan also makes provision for the existing 

commercial establishment at the south-east corner of the development 

area through a "Service Commercial" designation. 

\ 
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Given the total commercial floor space allocation within the 

development area, the shopping needs of future residents should be 

satisfied by: 

• daily retail, convenience and personal service facilties, in 

highly accessible locations with a strong pedestrian 

orientation; and, 

• weekly comparison shopping facilities including supermarkets, 

department store type merchandise and local offices in 

locations which are typically automobile oriented. 

This type of shopping pattern is accommodated in the draft secondary 

plan by distributing the total gross leasable floor space allocation 

between a Neighbourhood and Convenience Commercial centre. The 

proposed Neighbourhood Commercial centre would accommodate floor 

space associated with: 

• a supermarket (to a maximum of 25,000 square feet); 

• a proportional amount of department store type merchandise; 

• restaurants; 

• bank or trust companies; 

• offices; and, 

• other retail uses. 

In accordance with c;riteria established in the Official Plan, the 

appropriate location for Neighbourhood Commercial facilities is at 

the intersection of arterial or collector roads. Within, New 

Development Area Number 11, the south-east corner of Queen Street 

West and Havis Road would satisfy this criteria, and provide the 
.' 
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The trade area analysis found that demand for additional commercial 

floor space would result primarily from population growth within the 

local demand area. In this regard, new growth in the order of 7,713 

persons (includes growth outside the development area boundary) 

would support an additional 7153.3 square metres (77,000square feet) 

of gross leasable floor area. The floor space allocations by 

merchandise/service group are indicated in Table .2.3 below. 

t:ABLE 2.3 

MERCHANDISE/SERVICE GROUP GROSS LEASABLE AREA 

Supermarket 25,000 sq uare feet 

Confectionary and Specialty Food 5,000 square feet 

Subtotal 30,000 square feet 

D.S.T.M.2 20,000 square feet 

Personal Service 5,000 square feet 

TOTAL RETAIL 55,000 square feet 
= 

Restaurant 10,000 square feet 

Bank or Trust Company 5,000 square feet 

Office 4,000 square feet 

Other , 3,000 square feet 

TOTAL G. L. A. 77,000 square feet 

1. F.C.T.M. = Food and Convenience Type Merchandise. 

2. D.S.T.M. = Department Store Type Merchandise. 
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Westbram Plaza originally included a supermarket and junior 

department store, which fully implemented its District Commercial 

designation. However, the junior department store has vacated this 

centre, and is now occupied by a supermarket and expanded retail 

facilities. Accordingly, Westbram Plaza currently provides a 

Neighbourhood Commercial function to the Local Demand Area. 

Neighbourhood Commercial 

Neighbourhood Commercial areas are usually 2,000 to 9,000 square 

metres (21,500 to 96,900 square feet) of gross leasable area in 

size, and ~he principal tenants are major supermarkets. There are 

no designated Neighbourhood Commercial centres within the local 

demand area. As previously noted, Westbram Plaza currently 

functions as a Neighbourhood Commercial facility due to its tenant 

mix. 

Convenience Commercial 

Convenience Commercial areas may be as large as 2,000 square metres 

(21,500 square feet) in gross leasable area, and are intended to 

serve the daily retail needs of surrounding r~sidents. 

There are two Convenience Commercial centres within the local demand 

area; in particular: 

• a 929 square metre (10,000 square foot) centre at the 

north-west corner of Flowertown Avenue and HcLaughlin Road; 

and, 

• a 3,205 square metre (34,500 square foot) centre at the 

south-east corner of Queen Street West and McLaughlin road. 

The Official Plan also permits a Convenience Commercial facility in 

the Highway and Service Commercial designation existing on the north 

side of Queen" Street West, east of Major William Sharpe Drive. 
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MAP4 
Existing & Designated Commercial Facilities 

- Local Demand Area 
rzza New Development Area No.11 
~ Central Commercial Corridor 
mD Four Corners Commercial 
Weld Regional Commercial 
J;;::::;:~ Neighbourhood Comnercial 
• Convenience Commercial 

_ Highway & Service Commercial 
~ Specialty Office Service Commercial 
Imid District Commercial 

Scale' 104000 
0e1t • OctoIIer ,. .. 
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To complement the natural amenity of "Hazard Lands", provision has 

also been made for the establishment of maintenance corridors on 

each side of the channelized water course, which will also serve 'as 

a pedestrian linkage. 

2.1.5 Commercial Land Use 

The future residents of New Development Area Number 11 must be 
• 

adequately served with shopp!ng opportunities in context of the 

commercial hr"erarchy prescribed by the City of Brampton Official 

Plan. To assist in the determination of future commercial land use 

in the development area, a trade area analysis has been prepared by 

a consultant on behalf of the major land owner iIi the localityl. 

A comprehensive review of the trade area analysis has been 

undertaken 'as part of the secondary plan preparation prOC4;!ss. The 

results of this review are summarized below. 

Map 4 depicts existing and designated commercial facilities within, 

and in proximity to the local demand area. The existing shopping 

oppqrtunities which wi 11 directly serve the residents of the local 

demand area, are as follows: 

Distr!ct Commercial Centres 

A District Commercial Centre is designated ,at the north-west corner 

of McLaughlin Road and Queen Street West (Westbram Plaza). District 

Centres range from 9,000 to 28,000 square metres (96,900 to 301,400 

square feet) of gross leasable area in size, and the principal 

tenants are junior department stores, and may include supermarkets, 

retail stores, offices, entertainmen~ and service establishments. 

1. Trade Area Analysis South-East Quadrant, Queen Street West 

and Chinguacousy Road, W. Scott Margan, M.C.l.P. 
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a 1.2 hectare (2.9 acre) "Neighbourhood Park" located abutting 

the separate elementary school site, central to the 

development area; 

• a 1.8 hectare (4.5 acre) "Neighbourhood Park" located adj acent 

to the easterly development area boundary to retain the 

existing Class II Woodlot; and, 

• a 0.24 hectare (0.5 acre) "Parket te" located in the mos t 

northerly portion of the development area. 

In addition, the draft secpndary plan provides for a "Linear Buffet 

Strip", which is intended to be used for connecting walkways and 

pedestrian linkages between elements of "Open Space", as described 

above. In accordance with ,the City's Official Plan the "Linear 

Buffer Strip" system will not be credited as part of the dedication 

of la~d required under the Planning Act. 

It should be noted that an existing residential holding exists 

abutting the designated "Community Park". The policy provisions of 

the draft secondary plan encourage the acquisition of this property 

by the proponent of development on abutting lands, for integration 

with the Community Park. Until such redevelopment occurs, the 

amenity of the existing holding shall be assured through the 

establishment of a landscaped buffer area abutting lands designated 

for Community Park purpose~. Such a buffer area shall have a 

minimum'width of 15.0 metres (50 feet), and contai~ berming, fencing 

or screening, as may be deemed appropriate by the City. (No open 

space credit shall be recognized for this buffer area). 

2.1.4 Hazard land~ 

The draft secondary plan designates the channelized tributary of the 

Credit River, and the planned stormwater detention pond in the 

southerly portion of the development area, as "Hazard Lands". Lands 

so designated are intended primarily for the preservation and 

conservation of the natural landscape, and storsater management 

purposes. 
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Since the secondary school site. is intended to serve a relatively 

large catchment area, the draft secondary plan contains. provisions 

to encourage the equalization of costs amongst affected landowners." 

2.1.3 Open Space 

The minimUm tableland requirement in the Official Plan is 1.6 

hectares (4.0 acres) per 1,000 population for local, neighbourhood, 

community 

population 

Development 

and district parks. 

of 6,070, the total 

Area Number 11 is 

Given an 

tableland 

24.3 acres , 

. 
anticipated capacity 

requirement for New 

(9.8 hectares). In 

allocating parkland requirements, consideration should be given to 

existing and designated facilities within the service area of New 

Development Area Number 11. In this regard, the following 

facilities should be included in this inventory: 

• 2 Neighbourhood Parks south of the C.P. Railway in New 

Development Area Number 12 and the developed area west of 

McLaughlin Road; and, 

• a District Park located east of McLaughlin Road, south of 

Sheridan College. 

In addition, the planned separate school sites 

additional recreation facilities to serve this area. 

wiU provide 

It should be 

noted that the secondary plan reserves the right for -the City to 

acquire any portion of the secondary school site, for park purposes, 

if it is not required by the Separate School Board. 

To satisfy the residual parkland requirements, the following "Open 

Space" facilities are planned: 

• a 4.2 hectare (10.4 acre) "Community Park" locat~d abutting 

the separate secondary school site within the southerly 

portion of the development area; 

, 

I 
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• ';:~ 6.0 hectare (15.0 acres) separate secondary school site; 

and, 

• a 2.4 hectare (6.0 acres) separate elementary school site. 

'The secondary school is intended to serve the area north of Steeles 

Avenue and west of Highway Number 10, as well as the Fletchers Creek 

South area. Accordingly, the draft secondary plan designates a site 

for this purposes in the south-we_sterly portion of the development 

area, adjacent to the future Mavis Road. This site is appropriate 

since: 

• it is central to the intended catchment area; 

• it is accessible due to its proximity to the future Mavis 

Road; 

• its location at the periphery of the development area would 

avoid the influx of a significant amount of inboard traffic to 

the community, that a more internal location would generate; 

and, 

• school facilities and activity programming can be co-ordinated 

with those of the abutting community park. 

The separate elementary school is intended to serve primarily the 

populations with New Development Area Number ll. Accordingly, the 

Separate School Board has identified a 6 acre site which is central 

to the development area. 

If either the elementary or secondary school sites are not required, 

the draft secondary plan provides for the use of these lands for Low 

and Medium Density Residential purposes and public open space, 

without the necessity of an official plan amendment. 

," J. 
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• adjacent to collector or arterial roads and in proximity to 

publ~c transit service; 

• in proximity to public parkland and significant topographic 

features; 

• in locations where the development will not cre~te traffic 

congestion on the local street system; and, . 
• in locations wher~ a high degree of compatibility can be 

achieve~ with existing or planned low density residential 

deve lopment. 

2.1.2 Institutional Land Use 

Institutional land use within New Development Area Number 11 will 

consist of school sites. School requirements are estimated 

utilizing the projected pupil yields provided by the Peel Board of 

Education and the Dufferin-Peel Roman Catholic Separate School 

Board. 

The Peel Board of Educ~tion has estimated that anticipated 

residential development within New Development Area Number 1~ could 

generate the following number of students: 

• 469 K-5 

• 281 6-8 

• 375 .9-13 

The Peel Board of Education has not indicated a requirement for 

additional public school sites in New Development Area Number 11. 

However, the Dufferin-Peel Roman Catholic Separate School Board has 

identified the need for the reservation of: 

l' 
., 
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2.1.1 Residential Land Use 

.-
c' 

The City of Brampton Official Plan prescribes housing mix ranges for 

New Development Area Number ~t', as fol~ows: 

Housing Type 

Single-Family Density Types 

Semi-Detached Density Types 

Townhouse Density Typ~s 

Cluster Housing and Apartment 

Denslty Types 

Mix 

45-50% 

35-40% 

10-20% 

0% 

The density range for New Development Area Number 11 is 18.3 to 32.3 

units per hectar.e (7.4 to 13.0 units per acre) of gross residential 

area. 

Accordingly, the potential residential capacity of the area is 1,734 

units. Populat ion capac! ty will be In the order of 6,070. Table 

2.2 below Blust rates the housing mix distribution of the maximum 

population allocation. 

Table 2.2 

Unit Maximum No. of Population Population 
Type Density Range Units Factor 

Large Singles 45% 780 3.5 2,730 

Semi-Detached 
(including 
small singles) 35% 607 3.5 2,125 

Townhouses 20% 347 3.5 1,215 

TOTAL 1734 6,070 

The draft seconciary plan incorporates the prescribed housing mix 

within a "Low and Medium Density Residential Designation". The 

preferred location for townhouses will be: 

-- ~ _ ...... -. " ... j '" '}' '-"",' 
-- • •• ' r' ". _ _ .... - .~~ 

'-', ~. ·t .. · 
.._~a,, ____ .. .. 
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The distribution of proposed land uses, prescribed by the strategy 

is summarized in Table 2.1 below: 

TABLE 2.~ 

APPROXIMATE PERCENT 
LAND USE AREA (ACRES) OF TOTAL 

Low and Medium 
Density , 
Residential* 234.4 77.2 

OPEN SPACE 

- Community Park 10.4 3.4 
- Neighbourhood Parks (2) 7.4 . 2.4 
- Parkette 0.5 0.3 

SUB-TOTAL 18.3 6.0 

HAZARD LANDS 20.0 6.6 

SCHOOL SITES 

- Separate Secondary 15.0 4.9 
- Separate Elementary ,6.0 2.0 

SUBTOTAL 21.0 6.9 
. 

COMHERCIAL 

- NeighDourhood Commercial 6.0 2.0 
- Convenience Commercial 2.0 0.7 
- Service Commercial 1.8 0.6 

SUB-TOTAL 9.8 3.3 

TOTAL 303.5 100 

* Includes collector and local roads and landsc~ped buffer areas • 

., 
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• the installation of appropr~ate fencing to the satisfaction of 

the City and affected provincial mini8tries~ 

A potential design concept incorporating these features is provided 

in Figure 1. 

In addition, development proponents of lands adjacent to the Ontario 
• 

Correctional Institute are required to inform all prospective 

purchasers of their proximity to the penal facility. This 

notification shall be registered on title against the affected 

lands. 

PART II: LAND USE AND TRANSPORTATION STRATEGY 

2.1 Land Use Strategy 

Th~ land use strategy defines the nature and extent of future growth 

wh~le promoting an orderly and attractive community. As previously 

noted, Schedule A of the City's Official Plan designates the study 

area predomiqantly as "Residential". However, the proposed land use 

strategy: 

• provides a more detailed distribution of residential land uses 

relative to specific housing mix and density; and, 

• establishes a land use pattern whereby services and utilities 

may be effectively deployed; environmentally sensi·tive areas 

are protected; sufficient commercial, open space and 

educational opportunities are available to residential areas. 
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It is clear that the affected provincial ministries are satified 

that adequate security measures are in place for their operational 

needs. However, the draft secondary plan contains specific design 

principles to enhance the privacy and amenity, as well as the 

"psychological" security of future residents with New Development 

Area Number 11. The objective of these provisions is to: 

• provide an adequate separation distance between institutional 

u~es and residential activities; and, 

• ensure that prospective purchasers of property in the 

locality, ~re aware of their proximity to the penal facility 

and the police training centre. 

In this regard, the secondary plan contains special policy 

provisions for lands adjacent to the' Ontario Correctional 

Institute. In particular, residential lots are not permitted to 

directly abut institutionally designated lands to the east of New 

Development'Area Number 11. The necessary building separation shall 

be achieved through: 

• the alignment of "single-loaded", local frontage roads 

parallel to institutionally designated lands; 

e the establishment of a linear landscaped buffer area abutting 

the entire length of the western perimeter of the Correctional 

Institute. This is intended to provide a protective buffer 

between institutional and residential uses, and ser-ve an 

ancillary function as a pedestrian linkage between major 

elements of the open space system. The buffer area is to 

consist of a widened boulevard area within the local frontage 

road right-of-way. The boulevard will have a width of 

approximately 7.6 metres (25 feet) and be landscaped to the 

satisfaction of the City; and, 

r 
! 



£1-14 .. ,. ~ , ' 

i , 

"2.4.4.1 

- 11 -

Where development occurs adjacent to the Corre~tional 

Institution and abutting provinCial lands., the City 

shall encourage the appropriate Provincial Ministrtes 

to construct fencing and undertake 

other measures deemed necessary 

efficiency' and safety of • the 

functions." 

landscaping and 

to ens~re the 

institut ional 

In accordance with the above policies, the appropriate provincial 

ministries have been contacted to determine their buffering 

requirements. The Ministry of Correct'ional Services (on behalf of 

the Ontario Correctional Institute) has advised that their safety 

and security devices are adequate for their present and future 

needs, and do not require any additional protection. 

Similarly, the Ministry of the Solicitor General (0. P. P.) has also 

advised that they have no concerns regarding future resident ial 

development being located adjacent to the training facility, and 

that their standard fencing and landscaping security measures will 

be adequate. 

It should be not,~d that a sizeable landscaped area exists internal 

to the institutional lands. An examination of survey plans of the 

Correctional Institute confirms that there is a 'significant setback 

fro.m the property line to any building or security .fence along the 

western perimeter of the site •. In particular, the security fence 

surrounding the Ontario Correctional Institute exercise yard is 39.6 

metres (130 feet) from the westerly property line at the closest 

point. 

In addition, a dense woodlot occurs on the Ontario Provincial Police 

Training Academy abutting the development area boundary. This will 

provide a significant degree of buffering for residential uses 

abutting this facility. 
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purposes. In addition, the helicopter facility will occasionally be 

used for air ambulance flights, when emergency t~ansport is required 

to Toronto hospitals. The Ministry advises that the flight patterns 

have been approved by the Department of Transport, and would not 

create a problem with respect to the adj acent resident ial area. 

However, the draft secondary plan contains a provision to require 

development proponents to inform all prospective purchasers of their 

proximity to the heliport facility. This no.tification shall be 

registered on title against the affected lands. 

During the formulation of the City's Official Plan, Council approved 
1 

the development of lands to the west of the institutional facilities 

for residential purp~ses, on the basis that: 

• research has shown that there is no evidence that a penal 

institution would have any significant impact on surrounding 

resident,ial areas; and, 

• the appropriate provincial ministries would, prior to 

development, undertake the necessary buffering to ensure the 

security and amenity of the institutional functions. 

In this regard, the City's Official Plan provides the following 

policy direction: 

"2.1.1.10.1 The City shall endeavor to ensure that lands west and 

south of the Correctional Institution and the O.P.P. 

Training Centre which are designated for urban 

expansion, shall be developed in such a manner as not 

to jeopardize the security or efficiency of the 

Institutional functions. Matters to be taken into 

consideration in 

subdivision designs 

preparing 

include a 

neighbourhood and 

buffe r, fencing, 

landscaping and berming and community service uses 

along the buffer where practicable." 
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the institutional facilities which flank the entire easterly 

boundary of the development area. 

The existing 'residential holdings on Second Line West are the 

product of past land severances. Under ideal circumstances, it 

would be desirable to incorporate these holdings. with the 

residential development of surrounding lands. However, as this may 

not be realized, the draft secondary plan contains provisions to 

ensure that newly created lots will be compatible in size and 

orientation with existing holdings. 

As noted previously, the institutional facilities situated to the 

east of the study area consist of the Ontario Correctional 

Institute, and the training facilities of the Ontario Provincial 

Police. 

These facilities occupy an area of 118 hectares (292 acres), 82 

hectares (203 acres) of which are situated north of the C.P. 

Railway. The property has access only to McLaughlin Road, and 

extends as far north as Queen Street. 

The Ontario Correctional Institute is situated immediately to the 

north of the C. P. Railway Tracks, and provides a program for adult 

1I!ales incorporating assessment, treatment, education and research. 

The assessment unit is a maximum security facility, and treatment 

units are medium and minimum security. 

The Ontario Provincial Policy Training Centre is located north of 

the Correctional Institute. Future plans for this si te include a 

police academy. However, the actual form and design of development 

which is to occur on the site is, as yet, undetermined. However, 

the Ministry of the Solicitor General has advised that there is a 

helicopter facility at the o. P. P. site which is used for police 
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north-south arterial, providing regional road service between the 

City of Mississauga, the City of Brampton and the Town of Caledon. 

In March of 1987 City Council adopted an official plan amendment to 

establish a f~nal alignment for Mavis Road, consisting of a four 

lane cross section, within a 36.0 metre right-of-way. The alignment 

coincides with Second Line West through New Development Area Number 

11. 

Accordingly, the secondary plan should include provisions for the

staged construction of Mavis Road as a Major Arterial including the 

reservation of the appropriate right-of-way. In this regard, the 

Region of Peel has advised that road widenings .necessary to achieve 

the ultimate right-of-way width shall be taken en~irely from the 

east side of Second Line West. 

Additionally, the Region of Peel has identified the potential need 

for a future grade separation at· the intersection of Mavis Road with 

the Canadia~ Pacific Railway. 

1.6.5 Servicing 

New Development Area Number 11 is situated entirely within the 

Fletchers Creek sanitary servicing area. In this regard, the 

westerly physical limits of development within the study area is 

fixed by point of land which is serviceable within this drainage 

system. This also coincides with the urban area boundary delineated 

by the Official Plan. 

1.6.6 Existing Land Use 

Existing land use within and adjacent to New Development Area Number 

11 will have a significant impact on subdivision design. This 

relates to: 

• existing residential holdings on the east side, of Second Lin~ 

West; and, 
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• frequent landscaping treatments to break the continuity ot 
noise attenuation features; and, 

• frontage service roads. 

1.6.3 Valleylands 

As previously noted, New Development Area Number 11 is situated 

predominately on developable tableland, with the exception of 

valleylands associated with a tributary of the Credit River. 

The Credit Vall~y Conservation Authority has advised that New 

Development Area Number 11 has been the subject of the "Stormwater 

Management Study" for the "Brampton West Area" prepared by Rand 

Engineering Corporation, dated August 1985. A .recommendation of. 

this study was the channelization of the tributary of the Credit 

River, and the construction of a stormwater detention pond to 

control the post-development flows to pre-development levels, for 

the 2 through 100 year storms. 

Map 2 illustrates the proposed channelized tributary and detention 

pond location, in accordance with the above not~d stormwater 

management study. 

The Conservation Authority also may require the imposition of a 

building setback from the tributary and detention pond, subject to 

the' submission of a detailed geotechnical assessment, to be 

submitted by development proponents. 

1.6.4 Mavis Road Extension 

As noted previously, the westerly boundary of the study area 

coincides with the proposed Mavis Road extension. The Region of 

Peel is undertaking the development of Mavis Road to provide a main 
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analysis, and to recommend abatement measures to the satisfaction of 

the City, Ministry of the Environment and Canadian Pacific Railway. 

In this regard, Canadian Pacific requirements for noise and 

vibration protection for new residential development within the 

noise sensitivity areas include, among others, the following: 

• a continuous berm having a total height of not less than 2.5 

metres above top of rail, must be erected on adjoining 

pr~perty and parallel to the railway right-of-way; 

• 

• 

dwellings should, wherever possible, be setbac~ a minimum 

distance of 25.0 metres from the nearest future track; 

dwellings must be cons.tructed such that interior noise levels 

meet the criteria of the appropriate ministry; and, 

• an analysis is to be made for all buildings within 75.0 metres 

of the railway right-of-way, to determine if vibration 

isolation pads should be installed. 

Two other areas of noise sensitivity include lands in proximity to 

the proposed Mavis Road and Queen Street West. Noise analysis 

according to criteria stipulated by the Official Plan, will also be 

necessary for all residential development with exposure to these 

roads. Such an analysis will identify specific subdivision design 

features, to satisfy the noise attenuation criteria. 

It is anticipated that noise attenuation measures will be required 

along the entire length of Mavis Road within New Development Area 

Number 11. Accordingly, it is important that the ameni ty of the 

Mavis Road streets cape be enhanced through the implementation of a 
variety of sound attenuation features. 

combination of the following measures: 

This may include a 

• reverse frontage lots of sufficient depth to accommodate 

required noise attenuation features; 
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Sensitivity Report. The main purpose of such a report shall be to 

demonstrate the effect the proposed development would have on the 

woodlots. The Environmental Sensitivity Report ·should include: 

• inventories of the natural environment sufficient to plan 

reasonably with respect to trees and vegetation, soils, and 

the physical environment, groundwater, surface water 

hydrology, acquatic biology and wildlife; 

• the consideration and evaluation of alternatives including 

locational, land use, engineering and design possibilities; 

and, 

• an indication of measures necessary for the protection of the 

woodlot. 

1.6.2 Noise Sensitivity Areas 

Areas ~f potential noise sensitivity within the study area include 

locations in proximity to: 

• the Canadian Pacific Railway tracks; 

• the proposed Mavis Road extension; a~d, 

• Queen Street West. 

The study area is bounded, at its most southerly limits by a 

Canadian Pacific rail line. In accordance with the provisions of 

the Official Plan, noise sensititivity areas are those lands lying 

within 300.0 met res (985 -feet) of rail lines having a development 

component that includes outdoor p~ssive recreation areas, or a 

residential component. 

In addition, the Official- Plan provides that prior to development 

approval, the proponent shall undertake a noise and vibration 
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BACKGROUND MATERIAL TO 

AMENDMENT NUMBER 123 

Attached are cop1es of planning reports, dated Apr~l 10, 19~7, 

and June 19, 19~7 and the notes of a Public Meeting held on 

June 3, 1~87 after notification in the local newspapers and 

the mailing of notices to 'assessed owner~ of properties 

w1thin 120 metres of the sUbject lands. 
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Office of the Commissioner of Planning & Development 

April 10, 1987 

TO: The Chairman and Members of the Development Team 

FROH: Planning and Development Department 

RE: Draft Secondary Plan 
New Development Area NUmber 11 
Our ,lIe Humber: SP-34 

INl'RODUC'fION 

In accordance with the City of Brampton Offi~ial Plan, a draft secondary 

plan has been prepared for "New Development Area Number 11". The purpose 

of this report is to provide the ~ackground material, land use concept and 

transportation strategy as the basis for the secondary plan. 

PART 1: BACKGROUND 

1.1 Area Description and Existing Land Use 

New Development Area Number 11 is situated south of Queen Street 

West, east of Second Line West, and north of the Canadian Pacific 

Railway tracks, as depicted on Map 1. The westerly boundary of the 

development area is coincident with the proposed alignment of Mavis 

Road and the City's urban boundary. 

New Development Area Number 11 covers an area of approximately 122.8 

hectares (303.5 acres). Topographically, the lands are gently 

sloping and are traversed by a tributary of the Credit River. In 

the southern portion of the study area, valleylands associated with 

the tributary become distinct, and gradually exceed a 10 percent 

slope. 

12/ 
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A mature woodlot occurs abutting the easterly study area boundary, 

north of the Canadian Pacific Railway tracks. 

Existing land uses are depicted on Map 2. In this regard, the lands 

are predominately undeveloped, with Some limited crop production. 

Three small residential holdings are situated on the east side of 

Second Line West. A vacant parcel with an area of 0.2 hectares 

(0.61 acres) under the ownership of Imperial Oil Limited is situated 

at the south-east corner of Queen Street West and Second Line West. 

A small commercial establishment is situated at the north-east 

corner of the development area. 

1.2 Land Ownership Pattern 

Map 3 depicts the land ownership pattern in the area. There are 

four main laqd holdings with areas of 41.2; 39.6; 30.0; and 10.1 

hectares (101.7; 98.0; 74.25; and 25.0 acres respectiveiy). Five 

smaller land holdings comprise the remaining area. 

1.3 Development Context 

New Development Ar~a Number 11 is situated within the Fletchers West 

Secondary Planning Area, as delineated by the Official Plan. Within 

the secondary planning area, development has occurred west of 

McLaughlin Road, south of Elgin Drive. The development of this area 

is substantially complete, consisting of single and semi-detached 

dwelling units and related activit ies. In September 1986, City 

Council adopted a secondary plan for New Development Area Number 12, 

which is located immediately to the south of the subject lands. 

The entire easterly study area boundary is flanked by extensive 

institutional development, including the Ontario Correctional 

Insititute and the Ontario Provincial Police Training Centre. 

£1-3 
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• woodlots; 

• .noise sensitivity areas; 

• valleylands; 

• proposed Mavis Road extension; 

• servicing; and, 

• existing land uses. 

1.6.1 Woodlots 

As previ09sly noted, Schedule "e" of the Official Plan identifies a 

1.7 hectare 4.2 (acre) mature deciduous woodlot within New 

Development Area Number 11. Map 2 of this report, identifies this 

woodlot as Class 11, defined by the Official Plan as follows: 

"Class II: These are medium to high quality woodlots which will 

withstand a low degree of disturbance. They should 

be preserved jnd used with care." 

The draft secondary plan pr·ovides for the preservation of this 

woodlot through: 

.• its designation as a "Neighbourhood Park"; and, 

• PQlicy provisions which 

Environmental Sensit;vity 

Official Plan. 

require the submission of an 

Report, in accordance with 'the 

In this regard, the Official Plan provides that applications for 

amendments to the zoning by-law or subdivision approval within or 

adjacent to any classified woodlot, shall include an Environmental 
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Lands within New Development Area Number 11 are subject to three 

oustanding draft plans of subdIvision, affecting the major 
.1 

land h~~ldings of the area. Processing of these plans have been 

withheld pending the approval of a secondary plan. 

1.4 Official Plan Status 

The City of Brampton Official Plan sets out general parameters for 

growth within New Development Area Number 11. In particular, 

Schedule "A" - General Land Use Designations designates the subject 

lands predominately as "Residential". As noted previously, the most 

westerly limit of New Development Area 11 is coincident with the 

urban boundary also delineated on Schedule A. 

Schedule "B" identifies the valleylands associated with the Credit 

River as "Hazard Lands". 

Schedule "C" designates the previously mentioned woodlot as an 

"Environmentally Sensitive Area". 

A Community Park is designated in the southerly portion of the study 

area, on Schedule "G" - Open Space. 

1.5 Zoning Status 

By-law 861 zones the study area predominately. as "Agricultural Class 

One (AI)" with the exception of the Imperial Oil property and the 

existing commercial establishment on Queen Street West, which are 

both zoned Commercial Two (C2). 

1.6 Development Constraints 

An effective land use st~ategy must recognize. constraints and 

limitations imposed by natural and man made features. Specific 

constraints relating to New Development Area Number 11 include: 
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development approval for lands abutting Mavis Road and Queen Street 

Wes't, except at approved access locations. 

4.1.6 The right-of-way requirement for Minor Collector Roads designated on 

Schedule SP15(b) shall be 23.0 metres. 

4.1.7 The loc;al road sy~tem will be subject to approval as part of the 

subdivision app~oval process. 

4.2 Railways 

4.2.1 Schedule SP15(b) identifies a proposed grade separation at the 

intersection of Mavis Road and the C. P. Railway. Sufficient lands 

shall be reserved for such a grade separation, if required, prior to 

draft plan approval of affected plans of subdivision. 

5.0 MUNICIPAL SERVICES 

5.1. Storm Water Management 

A detailed engineering and drainage report shall be undertaken for any 

development in New Development Area Number 11, and will be subject to 

the approval of the appropriate Conservation Authority Iilnd the City. 

This report will describe the storm water management techniques which 

must be implemented, to minimize the amount of storm water drainage, 

and and proposed methods for controlling or, minimizing erosion and 

siltation in New Development Area Number 11 and in downstream areas 

during and after the construction period. 

5.2 Sanitary Sewage and Water Supply 

5.2.1 Development with~n New Development Area ,Number 11 shall be provided 

with, and be subject to, the provision of piped municipal water and 

sa~itary sewers. 

6.0 Implementation and Interpretation 

27/86/3 

The provisions of CHAPTER 7 of the Official Plan shall apply to the 

implementation and interpretation of this chapter. 
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interfere with some residential activities. This notification shall be 

registered on title against the lands within Special Policy Area Number 
~ 2. 

3.6.3 Notwithstanding the "Low and Medium Density Residential" designation of 

lancls shown outlined as "Special Policy Area Number 3" on Schedule 

SP15(b), Council shall encourage the acquisition of the existing 

residential holding, by a development proponent on abutting lands, for . ' 

comprehensive redevelopment with the abutting Community Park. Until 

such redevelopment occurs, the amenity of the existing holding shall be 

assured through the establishment of a landscaped buffer area abutting 

lands designated for Community Park purposes. Such a buffer area shall 

have a' minimum width of 15.0 metres (50 feet) and contain berming, 

landscaping fencing or screening as may be deemed appropriate by the 

City. 

4.0 TRANSPORTATION POLICIES 

4.1 Roads 

4.1.1 Road facilities in New Development Area Number 11 are intended to 

develop and function in accordance with the provisions of CHAPTER 4, 

subsection 4.2. of this Plan. 

4.1.2 The right-of-way requirement for Queen Street West shall be 36.0 

metres. Appropriate road widenings necessary to achieve the 

right-of-way requireme,nt, shall be conveyed to the road authority 

having jurisdiction, as a prerequisite to development within New 

Development Area Number 11. Additional right-of-way dedications may be 

required at major intersections for the construction of turning lanes 

and/or for utilities. 

4.1.3 This Plan provides for the staged construction of Mavis Road as a Major 

Arterial Road in accordance with CHAPTER 4, subsection 4.2., and 

Schedules "H" and "I" of the Official Plan. 

4.1.4 Lands shall be conveyed to the Regional Municipality of Peel in 

conjunction with the development of abutting lands within New 

Developoent Area Number 11 to achieve a right-of-way for Mavis Road of 

36.0 metres. Conveyances 'of land required to achieve a 36.0 metres 

right-of-way shall be dedicated, as a condition of development 

~pproval, entirely from the east side of the existing westerly limit of 

Second Line West. 

4.1.5 To protect the Major Arterial function of Mavis Road, and Queen Street 

West, it is the policy of the City to restrict access from individual 

properties. To this end, 0.3 metre reserves shall be a condition of 
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Where an open watercourse is involved, .dequate space and slope 

gradients shall be provided for maintenance a.nd other such purposes . 
including pedestrian linkages. Underpasses- may be required, where 

deemed appropriate by the City, where an open watercourse intersects 

with a collector road to maintain the continuity of the pedestrian 

li~ages. 

3.5.2 Building setbacks may be imposed from the margin of Hazard Lands so as 
• 

to have regard for the extent and severity of existing and potential 

hazards. The setbacks shall be determ~ned, if required, by the 

appropriate Conservation Authority, and the City, prior to draft 

approval of affected plans of subdivision, and shall be incorporated 

into the implementing zoning by-law. 

3.6 Special Policy Areas 

3.6.1 Lands designated "Low and Medium Density Residential" and located 

within "Special. Policy Area Number 1" shown on Schedule SPI5(b) shall 

be . developed in accordance wi th the policies of section 3. 1 of this 

Chapter. In keeping with the policies of CHAPTER 2, policies 

2.1.1.10.1 and 2.4.4.1 of the Official Plan, Council recognizes the 

potential incompatabilitiy of residential development with the 

operations of the Ontario Correctional Institution to the east. To 

enhance the privacy, amenity and security of future residents of the 

area, Council shall not permit new residential lots to abut 

Institutionally designated lands to the east of Special Policy Area 

Number 1. The necessary building separation shall be achieved through 

the employment of security measures and subdivision design features 
, , 

deemed satisfactory to the City, in consultation with the appropriate 

provincial authorities. This shall include the installation of 

appropriate fencing and the alignment of local frontage roads parallel 

to Institutionally designated lands. Residential lots shall only be 

permitted on the west side of such local frontage roads, to provide 

adequate physical separation from Institutionally designated lands. In 

addition, development proponents shall be required to inform all 

prospecti ve tenants or purchasers of land within Special Policy Area 

Number 1, of their proximity to a provincial penal facility. This 

notification shall be registered on title against the lands within 

Special Policy Area Number 1. 

3.6.2 Lands designated "Low and Medium Density Residential" and shown as 

Special Policy area Number 2 on Schedule SP15(b) shall be developed in 

accordance with the policies of section 3.1 of this Chapter. Council 

recognizes potential adver~e impacts on residential activities in this 

locality related to the operations of the Ontario Provincial Police 

Training Centre to the east. Accordingly, development proponents shall 

be required to inform all prospective tenants or purchasers of lands 

within adjacent plans of subdivision that certain operations 

associated with this facility, including a heliport, may occasionally 
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Accordingly, the relevant plan of subdivision shall provide sufficient -
frontage on the, designated collector road to accommodate such access to 

the Community Park facility, to the satisfaction of the City. 

3.4.3 A "Neighbourhood Park" with an area of approximately 1.2 hectares (2.9 

acres) shall be located abutting the separate elementary school site, 

as designated on Schedule SPI5(b). 

3.4.4 A "Neighbourhood Park" with an area of apprC?ximately 1.8 hectares (4.5 

acres) shall be located as designated on Schedule SP15(b), to retain to 

the greatest extent practicable portions of the Class 11 Woodlot 

identified on Schedule C to the Official Plan. In tois regard, 

development proposals abutting these lands shall be subject to the 

policies of CHAPTER 1, subsection 1.3 of the Official Plan. 

3.4.5 Neighbourhood Parks designated on Schedule SPI5(b) shall 'be developed 

in accordance with the provisions of CHAPTER 2, policy 2.5.1.3.17 of 

the Official Plan. 

3.4.6 A "Parkette" with an area of approximately 0.24 hectares (0.5 acres) 

shall be established in the general location designated on Schedule 

SPI5(b), and shall be developed in accordance with the provisions of 

CHAPTER 2, policy 2.5.1.3.16 of the Official Plan. 

-3.4.7 Where "Open Space" facilities designated on Schedule SPI5(b) abut 

school sites, it is the intent of the City to co-operate with the 

relevant school board to co-ordinate the planning, development, 

maintenance and activity programming of the school and park facilities. 

3.4.8 Lands outlined as "Linear Buffer Strip" on Schedule SPI5(b) shall be 

used for connecting walkways and pedestrian linkages between elements 

of the Open Space system, and to provide a protective buffer between 

potentially conflicting land uses'. The" Linear Buffer Strip" shall 

consist of a widened bo~levard contained within a local road 

right-of-way. The ''Linear Buffer Strip" shall have a width of 

approximately 7. 5 met res (25 feet) and shall be lands caped to the 

satisfaction of the City. In accordance with policy 2.5.1.3.3. of the 

Official Plan, the "Linear Buffer Strip" shall not be credited as part 

of the dedication of land required under the Planning Act. 

3.5 Hazard Lands 

3.5.1 Lands derJignated "Hazard Lands" on Schedule SP15(b) have been 

identified by the appropriate Conservation Authority as having inherent 

environmental hazards due to flood susceptability. Designated "Hazard 

Lands" shall remain in their natural state or be utilized for storm 

water management purposes and complimentary uses in accordance with the 

polcies of CHAPTER 1, subsection 1.2 of the Official Plan. 
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3.3. Institutional 

3.3.1 The Dufferin-Peel Roman Catholic Separate School Board has iCientified 

the need for the reservation of: 

(1) a 6.0 hectare (15.0 acres) separate secondary school site; and, 

(ii) a 2.4 hectare (6.0 acres) separate elementary school site. , 

These school sites shall be established in the general locations 

designated on Schedule SPI5(b). The re9uired school sites shall be 

included in the relevant plans of subdivision, to the satisfaction of 

the appropriate school board at the time of draft plan approval. In 

the' event that these sites are not required for· school purposes, the 

use of the lands for Low and Medium Density Residential purposes shall 

be permitted, in accordance with subsection 3.1, and w!thout an 

amendment to this Plan. However, the City reserves the right ~o 

acquire a portion of the secondary school site designated on Schedule 

SPI5(b), prior to their release for residential purposes, to provide 

some of the recreational facilities which would otherwise have been 

provided on the school site. 

3.3.2 Prior to draft approval of plans of subdivision, the City shall 

encourage landowners within New Development Area Number 11 to enter 

into an agreement for the purpose of providing for the equalization of 

the cost associated with establishing the separate secondary school 

site designated on Schedule SPI5(b), as may be required by the Dufferin 

Peel Roman Catholic Separate School Board. 

3.3.3 It is intended that the significant grouping of high quali ty tree 

specimens which are located within the designated separate secondary 

school site, are retained to the greatest extent practicable, to 

enhance the amenity of the locality. 

3.4 Open Space 

3.4.1 Lands designated "Open Space" on Schedule SP15(b} shall be used for 

outdoor and indoor recreation areas and facilities of community and 

neighbourhood significance with respect to lands so designated, and the 

policies of CHAPTER 2, subsection 2.5.1 of the Official Plan shall 

apply. 

3.4.2 A "Community Park" with an area of approximately 4.2 hectares (10.4 

acres) shall be established in the general location indicated on 

Schedule SP15(b), and shall be developed in accordance with the 

provisions of' CHAPTER 2, policy 2.5.1.3.18, of the Official Plan. 

Vehicular access to the Community Park shall be provided only from the 

abutting collector road, as designated on Schedule SP15(b). 
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(iii) An automobile service' station shall also be permitted as a 
-free-standing facility or integrated with the neighbourhood 

commercial facilities; 

(iv) Vehicular access shall_ be determined through the development 

approval process, as deemed appropriate by the road authority 

having jurisdiction. As a condition of development approval, 0.3 • 
metre reserves may be r~quired along abutting major arterial' 

roads, except at approved access points; and, 

(v) Provision shall be made to minimize impacts on abutting and 

adjacent residential uses, through landscaping and the erection 

of masonry walls and other methods of screening to the 

satisfaction of the City. 

3.2.2 Lands designated "Convenience Commercial" on Sche~ule SP15(b) shall be 

developed with one or more retail or service establishments; planned 

and developed as a unit, in accordance with the policies of CHAPTER 2, 

subsection 2.2 of the Official Plan, and the following:-

(1) The maximum gross leasable area permitted shall be approximately 

1858 square metres (20,000 square feet); 

(ii) Primary permitted uses ~nclude confectionary and specialty food 

uses to a maximum of approximately 464.5 square-metres (5,000 

square feet), retail services, 

restaurants, and local offices. 

service establishment,S, 

(Hi) Commercial development shall only be permitted which is 

compatible with adjacent residential development. Provision 

shall be made to minimize imp~cts on abutting and adjacent 

residential uses, through landscaping and the erection of masonry 

walls and other methods of screening to the satisfaction of the 

City; and, 

(iv) Vehicular access shall only be permitted from the abutting 

collector road. Access from Mavis Road shall be prohibited. To 

this end, the conveyance of a 0.3 metre reserve to the road 

authority having jurisdiction shall be a condition of development 

approval. 

3.2.3 Lands designated "Service Commercial" on Schedule SP15(b) shall be 

subject to the provisions of CHAPTER 2, policies 2.2.4.9 and 2.2.4.10 

of the Official Plan. Permitted uses include slilall scale retail, 

service and office uses which are moderately space-intensive, and are 

moderate generators of veh~cular traffic. Convenience commercial and 

automotive service uses shall not be permitted without an amendment to 

this Plan. 
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Environment, and the City, ill, consultation with C. P. Rail,ar,e 

undertaken to prevent or alleviate such adverse impacts. Such 

measures may include berming, fencing or the" requirement of adequate 

building setbacks. 

3.1. 7 Wher~ residential development for which noise control measures will be 

required, precedes the construction of Mavis Road to its ultimate lane 

configuration, the City shall require as a' condition of subdivision 
• 

approval, that sufficient lands and facilities be provided for noise 

attenuation, in accordance with the requirements of the appropriate 

authorities. In this regard, the City shall require the employment of 

specific subdivision design features ~ncluding, but not limited to the 

following: 

(i) Reverse frontage lots of sufficient depth to accommodate required 

noise attenuation measures; 

(ii) Frequent landscaping treatments, where appropriate, to break the 

continuity of noise attenuation features thereby. enhancing the 

visual amenity of the Mavis Road streetscape; and, 

(iii) Frontage service road~. 

3.1.8 Residential lots shall be oriented toward, and have access to the local 

and minor collector road system. 

3.1.9 The City shall encourage the incorporation of existing residential 

holdings' in the subdivision plans of abutting properties. Accordingly, 

provision shall be made in abutting plans of subdivision to ensure 

compatability of new development with existing residential holdings, 

and to provide for their redevelopment in accordance with this chapter. 

3.2 Commercial 

3.2.1 Lands designated "Neighbourhood Commercial" on Schedule SP15(b) shall 

be developed with a group of commercial establishments planned and 

managed as a uni t, in accordance 'with the policies of CHAPTER 2, 

subsection 2.2 of the Official Plan, and'the following: 

(i) The maximum gross leasable area permitted shall be approximately 

5295.3 square metres (57,000 square feet); 

(11) Primary permitted uses include a supermarket, with a maximum 

gross leasable area of approximately 2~,22. 5 square metres (25,00 

square feet), retail stores, service establishments, restaurants 

and local offices; 
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TABLE 1 

Housing Type 

Single-Detached Density'Types 

Semi-Detached Density Types 

Townhouse Density Types 

TOTAL 

Per Cent of Totai 
Dwelling Units 

45-50% 

35-40% 

10-20% 

--------------------
100% 

3.1.2 The density range for New Development Area Number 11 shall be 18.3 to 

32.2 units per hectare (7.4 to 13.0 units per acre) of gross 

residential area. 

3.1.3 In areas designated "Low and Medium Density Residential" on Schedule 

SPlS(b), permitted uses include those residential uses within the Low 

and Townhouse Density range defined in Part II of The Official Plan, 

subject to policies 3.1.1 and 3.1.2 above. 

3.1.4 The preferred location for medium density residential uses will be: 

(i) Adjacent to collector or arteri~l roads, and in proximity to 

public transit service; 

(ii) In proximity to public parkland and significant topographic 

features; 

(Hi) In locations where the development will not create traffic 

congestion on the local street system; and, 

(iv) In locations where a high degree of compatibility can be 

achieved with existing or planned low density residential 

development. 

3.1.5 Residential development adjacent to arterial roads and railways will be 

subject to the Rail Noise and Vibra~ion, and Road Noi~e Policies of 

CHAPTER 1, subsections 1.8.2 and 1.8.3 of the Official Plan. 

3.1.6 Prior to subdivision approval for lands situated adjacent to the C. P. 

Rail right-of-way, noise impact studies sha.ll be undertaken by the 

development proponent, to identify potential adverse impacts, and 

appropriate attenuation measures. Development shall only be permitted 

if attenuation measures satisfactory to the Ministry of the 

) 
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"7.27.15 Fletchers West Secondary Plan 

Subsection 2.4 of Chapter B I of Section B of Part C, 

and Plate Number 7, of the Consolidated Official Plan 

of the City of Brampton Planning Area, as they apply 

to Secondary Plan Area Number 15, as amended by 

Amendment Number 18 and lOlA, and Part IV - Chapter 

15(a) and 15(b) of this Plan, shall constitute the 

Fletchers West Secondary Plan." 

(vii) ~y adding the following text to PART IV - SECONDARY PLANS, as 

Chapter 15(b): 

"Chapter 15(b): The Fletchers West Secondary Plan as it relates 

to New Develop.ment Area Number 11." 

1.0 PURPOSE 

The purpose of this chapter, together with Schedule SPI5(b), is to: 

• implement the policies of the Official Plan for the City of 

Brampton Planning Area, by establishing, in accordance with 

section 7.2 of Part II, detailed planning policies for the 

development of the lands shown outlined on Schedule SPI5(b); 

and, 

• ~pecify the desired pattern of land use, transportation network 

and related policies to achieve high quality, efficient and 

orderly urban development. 

The area covered by this chapter .is identified as "New Development Area 

Number 11" on Schedule "D". This chapter will form part of the 

Fletchers West Secondary Plan. 

2.0 LOCAtIO~ 

The subject lands ~ncompass a total area of approximately 122.8 
, 

hectares (303.5 acres) and are situated south of Queen Street ·West, 

east of Second Line West, comprising part of the west half of Lots 2, 

3, 4 and 5, Concession 2, W.H.S., of the former Township of 

Chinguacousy, now in The City of Brampton, as shown outlined on 

Schedule SPI5(b). 

3.0 DEVELOPMENT PRINCIPLES 

3.1 Residential 

3.1.1 Housing ~x target ranges shall be as indicated on Table 1, and shall 

apply to the whole of New Development Area Number II. 
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... 1.0 Purpose 

AMENDMENT NUMBER 123 
TO THE OFFICIAL PLAN 

OF THE CITY OF BRAMPTON PLANNING AREA 

The purpose of this amendmep,t is to establish, in accordance with 

section 7.2 of the City of Brampton Official Plan, detailed planning 

policies for lands within New Development Area Num~er 11, as identified 

in the Official Plan. 

2.0 Location 

The lands subject to this amendment encompass a total area of 

approximately 122.8 hectares (303. 5 ~cres), and are situated south of 

Queen Street West, east of Second Line West, comprising part of the 

west half of Lots 2, 3, 4 and 5, Concession 2, W.B.S., of the former 

Township of Chinguacousy, now in the City of Brampton. 

The lands subject to this amendment are shown as "New Development Area 

Number 11" on Schedule "A" to this amendment. 

3.0 Amendment and Policies Relative Thereto: 

The document known as the Official Plan for the City of Brampton 

Planning Area is hereby amended: 

(i) by adding thereto as Schedule SPI5(b), Schedule A to this 

amendment; 

(i1) by adding to Schedule "F", Commercial thereto, a "Convenience 

Commercial" designation in the location shown on Schedule B to 

this amendment; 

(iii) by adding to Schedule "F", Commercial thereto, a "Highway and 

Service Commercial" designation in the location shown on 

Schedule B to this amendment; 

(i v) by adding to Schedule "F", Commercial thereto, a "Neighbourhood 

Commercial" designation in the location shown on Schedule B to 

this amendment; 

(v) by adding to Schedule "A" General Land Use Designations 

thereto, three "Commercial" designations in the locations shown 

on Schedule C to this amendment; 

(vi) by deleting the first paragraph of subsection 7.2.7.15., and 

substituting therefor the' following: 
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• THE eORPORATfON OF THE efTY OF BRAMPTON 

BY-LAW 
Number ____ ~1~7~9-~8~7~ ________ __ 

To adopt Amendment Number 123 to the 
Official Plan of the City of Brampton 
Planning Area. 

, . . 

'he council of The Corporation of the City of Brampton, in accordance with the 

rovisions of the Planning Act, 1983, hereby ENACTS as follows: 

Amendment Numbe r 123 to the or £lef R t PlAn of the City of 8ramrton 

Planning Area, .is hereby adopted and m:tde part of this by-law. 

The Clerk is hereby authorhed and di rected to make application to the 

Minister of Munid.pal Affairs for approval of Amendment Number 123 to 

the Official rlan of the City of 8rampton Planntng Area. 

EAD a FIRST, SECOND and THIRD TIHE, and PASSED in OPEN COUNCIL, 

. his 10th day of August , 1987 • 

KENNETH G. WlULLANS - MAYOR 

_.------~~~~~~---- 19 ____ 

LEONARol.J 

I 
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Amendment No. 123 
to the 

Official Plan for the 
City of Brampton 

Planning Area 

Amendment No. 123 to the Official Plan for the 
Brampton Planning Area, which has been adopted by 
the Council of the Corporation of the City of 
Brampton, is hereby approved under Sections 17 and 
21 of the Planning Act, 1983, as Amendment No. 123 
to the Official Plan for the Brampton Planning 
Area. 

L. J. FINCHAM 
Dlrector 
rk~ns Adminlstration Branch 
Central and Southwest 
Ministry of Municipal AffaIN ~ 


